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Chapter 1: Introduction 

1-1:   Purpose  

The “aﾐ Miguel Coﾏﾏuﾐity Plaﾐ estaHlishes a ┗isioﾐ for the future that ┘ill guide de┗elopﾏeﾐt through 
the  year  ヲヰンヵ.    The  ┗isioﾐ  desIriHed  iﾐ  this  plaﾐ ┘as  started ┘ith  a  Ioﾏpreheﾐsi┗e  outreaIh  proIess 
IoﾐduIted  Hy  Califorﾐia  PolyteIhﾐiI  “tate Uﾐi┗ersity,  City  aﾐd  Regioﾐal  Plaﾐﾐiﾐg  studeﾐts  iﾐ  ヲヰ1ヰ  aﾐd 
ヲヰ11.    The  resultiﾐg  ┗isioﾐ  stateﾏeﾐt  ┘as  theﾐ  refiﾐed  Hy  “aﾐ  Miguel  For┘ard  CollaHorati┗e,  ┘hiIh 
forﾏed iﾐ ヲヰ1ヲ to pro┗ide Ioﾐseﾐsus‐Hased iﾐput froﾏ resideﾐts of “aﾐ Miguel.  “aﾐ Miguel is a di┗erse 
Ioﾏﾏuﾐity  ┘ith  di┗erse  ┗ie┘poiﾐts,  opiﾐioﾐs,  ┘aﾐts,  aﾐd  ﾐeeds.    Noﾐetheless,  this  outreaIh  proIess 
suggests that the Ioﾏﾏuﾐity is uﾐited iﾐ a Ioﾏﾏoﾐ ┗isioﾐ of a healthy, prosperous, aﾐd orderly future 
for  “aﾐ Miguel.    This  Plaﾐ  Ioﾐtaiﾐs  poliIies,  prograﾏs,  aﾐd  guideliﾐes  to  help  aIhie┗e  that  ┗isioﾐ  aﾐd 
iﾏpleﾏeﾐt the goals aﾐd priﾐIiples of the Geﾐeral Plaﾐ. 

The “aﾐ Miguel Coﾏﾏuﾐity Plaﾐ seeks to HalaﾐIe the ﾐeeds of the gro┘iﾐg populatioﾐ ┘ith preser┗atioﾐ 
of ﾐatural aﾐd historiI resourIes, ┘hile allo┘iﾐg suffiIieﾐt fle┝iHility to aIIoﾏﾏodate Ihaﾐgiﾐg eIoﾐoﾏiI 
Ioﾐditioﾐs.   

The  “aﾐ Miguel  Coﾏﾏuﾐity  Plaﾐ  ser┗es  as  a  Hridge Het┘eeﾐ  Iouﾐty┘ide  goals  iﾐ  the  “aﾐ  Luis OHispo 
Couﾐty  Geﾐeral  Plaﾐ  aﾐd  the  speIifiI  ﾐeeds  of  the  Ioﾏﾏuﾐity.    Based  oﾐ  “aﾐ  Miguel’s  physiIal, 
deﾏographiI, aﾐd eIoﾐoﾏiI IharaIteristiIs, the Coﾏﾏuﾐity Plaﾐ pro┗ides a Hasis for laﾐd use deIisioﾐs 
aﾐd other related aItioﾐs.   

For  iﾏpleﾏeﾐtatioﾐ,  the  Plaﾐ  relies oﾐ  tools  suIh  as  the  “aﾐ  Luis OHispo Couﾐty  Laﾐd Use OrdiﾐaﾐIe, 
iﾐIludiﾐg  Coﾏﾏuﾐity  Plaﾐﾐiﾐg  “taﾐdards  iﾐ  ArtiIle  1ヰ,  laﾐd  di┗isioﾐ  regulatioﾐs,  Iapital  iﾏpro┗eﾏeﾐt 
prograﾏs,  aﾐd  a  ┗ariety  of  speIial  purpose ordiﾐaﾐIes  aﾐd prograﾏs.    This  plaﾐ  also  iﾐIorporates  the 
ヲヰヰン “aﾐ Miguel Desigﾐ Plaﾐ. De┗elopﾏeﾐt reケuiriﾐg Couﾐty appro┗als suIh as  laﾐd di┗isioﾐs aﾐd  laﾐd 
use perﾏits ﾏust He Ioﾐsisteﾐt ┘ith the “aﾐ Miguel Coﾏﾏuﾐity Plaﾐ aﾐd its assoIiated staﾐdards.     

1-2:   Summary 

The role of the Coﾏﾏuﾐity Plaﾐ.  This Coﾏﾏuﾐity Plaﾐ Hriﾐgs together poliIies, prograﾏs, aﾐd guideliﾐes 
pre┗iously Ioﾐtaiﾐed  iﾐ the “aliﾐas Ri┗er Area Plaﾐ ふ1ΓΓヶぶ aﾐd the “aﾐ Miguel Desigﾐ Plaﾐ ふヲヰヰンぶ.   The 
goal of a Ioﾏﾏuﾐity plaﾐ is to Hriﾐg together all appliIaHle aspeIts of laﾐd use aﾐd IirIulatioﾐ plaﾐﾐiﾐg iﾐ 
a  Ioﾏﾏuﾐity  for  Ioﾐsideratioﾐ  iﾐ  oﾐe  siﾐgle  plaﾐﾐiﾐg  doIuﾏeﾐt.    Coﾏﾏuﾐity  plaﾐs  allo┘  eaIh 
Ioﾏﾏuﾐity to address laﾐd use aﾐd IirIulatioﾐ issues iﾐ their o┘ﾐ ┘ay, Hased upoﾐ the ┗isioﾐ, ┘aﾐts, aﾐd 
ﾐeeds of that Ioﾏﾏuﾐity. 
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A chaﾐge iﾐ focus.  Coﾏﾏuﾐity plaﾐs are typiIally updated for a ヲヰ‐year tiﾏe fraﾏe.  As tiﾏe passes, the 
ﾏajor  Ioﾏﾏuﾐity  plaﾐﾐiﾐg  issues  also  Ihaﾐge.    This  Plaﾐ ┘as  iﾐitiated  Hy  the  Board  of  “uper┗isors  iﾐ 
ヲヰ11.  At that tiﾏe, the Board authorized partiIular foIus to He plaIed oﾐ ﾏakiﾐg “aﾐ Miguel a healthy, 
eIoﾐoﾏiIally ┗iaHle Ioﾏﾏuﾐity ┘ith Ioﾏplete iﾐfrastruIture aﾐd puHliI faIilities.   

A  healthy  coﾏﾏunity  –  As  of  ヲヰ1ヶ,  IoﾐIerﾐs  o┗er 
healthy  li┗iﾐg are  iﾐIreasiﾐgly Ioﾏﾏoﾐ.   PuHliI health 
professioﾐals agree that the Huilt eﾐ┗iroﾐﾏeﾐt plays a 
role iﾐ our aHility to ﾏaiﾐtaiﾐ our ┘ell‐Heiﾐg.  Iﾐ order 
to  eﾐIourage  ┘alkiﾐg,  Hikiﾐg,  aﾐd  other  outdoor 
reIreatioﾐ,  a  Ioﾏﾏuﾐity  ﾏust  ha┗e  suffiIieﾐt 
parklaﾐd,  trails,  side┘alks,  Hike  laﾐes,  aﾐd  other 
iﾐfrastruIture.    Aﾏeﾐities  like  shade  trees,  park 
HeﾐIhes,  aﾐd  street  lightiﾐg  Iaﾐ  also  ﾏake  outdoor 
aIti┗ities a safer aﾐd ﾏore pleasaﾐt e┝perieﾐIe. 

An  econoﾏically  viaHle  coﾏﾏunity  –  Iﾐ  ヲヰ1ヶ,  “aﾐ 
Miguel  ケualifies  uﾐder  state  la┘  as  a  disad┗aﾐtaged 
Ioﾏﾏuﾐity,  Hased  oﾐ  its  a┗erage  per  Iapita  iﾐIoﾏe.  
Fe┘  head‐of‐household  joHs  e┝ist  iﾐ  the  Ioﾏﾏuﾐity, 
aﾐd  ﾏaﾐy  resideﾐts  Ioﾏﾏute  to  Paso  RoHles  or 
Heyoﾐd  for  eﾏployﾏeﾐt.    “aﾐ  Miguel’s  historiI 
resourIes  aﾐd  loIatioﾐ  ﾏake  it  suitaHle  for  further 
tourisﾏ‐orieﾐted de┗elopﾏeﾐt.  Additioﾐally, targetiﾐg 
gro┘iﾐg  Husiﾐess  seItors,  suIh  as  sﾏall‐sIale 
ﾏaﾐufaIturiﾐg, ﾏay help Hriﾐg joHs to the Ioﾏﾏuﾐity, 
pro┗idiﾐg ﾏore opportuﾐities  to  li┗e  aﾐd ┘ork  iﾐ  “aﾐ 
Miguel.   

A  さcoﾏpleteざ  coﾏﾏunity  –  Gro┘th  Iaﾐﾐot  He 
Ioﾐsidered  さstrategiIざ  if  there  are  iﾐsuffiIieﾐt  puHliI  faIilities  or  iﾐfrastruIture  to  support  that 
gro┘th.  To eﾐsure that Ioﾏﾏuﾐities are Ioﾏplete iﾐ terﾏs of puHliI faIilities aﾐd iﾐfrastruIture, this 
Plaﾐ seeks to take a ﾏore proaIti┗e role iﾐ plaﾐﾐiﾐg for ﾐe┘ puHliI aﾏeﾐities.  Chapter 8 of this plaﾐ 
Ioﾐtaiﾐs a PuHliI FaIilities FiﾐaﾐIiﾐg Plaﾐ, ┘hiIh sho┘s ho┘ the faIilities aﾐd iﾐfrastruIture ﾐeeded 
for gro┘th Iaﾐ He fuﾐded aﾐd phased iﾐ aligﾐﾏeﾐt ┘ith ﾐe┘ de┗elopﾏeﾐt.   

Saﾐ Miguel  iﾐ ヲヰン5.   This Plaﾐ is Hased oﾐ a horizoﾐ year of ヲヰンヵ.    Iﾐ ヲヰンヵ, “aﾐ Miguel  is projeIted to 
ha┗e aHout ン,ヶヵヰ resideﾐts.   Although there are ﾐe┘ areas ┘here de┗elopﾏeﾐt Iaﾐ happeﾐ, ﾏost ﾐe┘ 
gro┘th ┘ill oIIur as iﾐfill de┗elopﾏeﾐt iﾐ e┝istiﾐg ﾐeighHorhoods aﾐd ﾐe┘ Iluster suHdi┗isioﾐs aﾐd ﾏi┝ed 
housiﾐg de┗elopﾏeﾐts east of the railroad.   

Guiding	Principles
COUNTY MISSION 

Serve the Ioﾏﾏunity ┘ith pride to 
enhanIe the eIonoﾏiI, 

environﾏental, and soIial ケuality of 
life in San Luis OHispo County. 

 
COUNTY VISION 

Create and ﾏaintain a plaIe that is 
safe, healthy, livaHle, prosperous, and 

┘ell‐governed.   
 

PLANNING AND BUILDING 
DEPARTMENT MISSION 

Proﾏoting the ┘ise use of land; 
Helping to Huild great Ioﾏﾏunities. 
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1-3:   Setting 

The uﾐiﾐIorporated Ioﾏﾏuﾐity of “aﾐ Miguel, as defiﾐed Hy the UrHaﾐ Reser┗e Liﾐe ふURLぶ,  is hoﾏe to 
appro┝iﾏately  ヲ,ヴヰヰ  resideﾐts  ふヲヰ1ヰ  Ceﾐsusぶ  aﾐd  is  loIated  iﾐ  the  “aliﾐas  Ri┗er  Valley  of  Ieﾐtral 
Califorﾐia,  appro┝iﾏately  se┗eﾐ ﾏiles  ﾐorth  of  the  City  of  Paso  RoHles.    The  Ioﾏﾏuﾐity  lies  ﾐear  the 
IoﾐflueﾐIe  of  the  Estrella  aﾐd  “aliﾐas  Ri┗ers,  adjaIeﾐt  to  the  site  of  the  historiI  Missioﾐ  “aﾐ Miguel 
ArIaﾐgel.   

1‐3.1: Study	Area	
Iﾐ  ヲヰ11,  the  Couﾐty  Board  of  “uper┗isors 
appro┗ed  a  study  area  that  iﾐIludes  all 
laﾐds  ┘ithiﾐ  the  ヲヰ11  UrHaﾐ  Reser┗e  Liﾐe 
ふURLぶ,  as  ┘ell  as  areas  for  poteﾐtial 
Ioﾏﾏuﾐity e┝paﾐsioﾐ Heyoﾐd the URL, Hut 
still  ┘ithiﾐ  the  Coﾏﾏuﾐity  “er┗iIes 
DistriIt’s Houﾐdaries.  Iﾐ prepariﾐg this Plaﾐ, 
the  Couﾐty  liﾏited  its  plaﾐﾐiﾐg  efforts  to 
this study area. 

1‐3.2: San	Miguel	Urban	Area	
Iﾐ  ヲヰ1ヶ,  “aﾐ Miguel’s  urHaﾐ  area, ┘hiIh  is 
ideﾐtified  Hy  its  UrHaﾐ  Reser┗e  Liﾐe  ふURLぶ 
oﾐ  the  Couﾐty’s  offiIial  ﾏaps,  iﾐIludes  all 
areas Het┘eeﾐ High┘ay 1ヰ1 aﾐd the “aliﾐas 
Ri┗er,  Het┘eeﾐ  the  ﾐorthHouﾐd  Missioﾐ 
“treet off  raﾏp aﾐd ヲヰth  “treet.   A portioﾐ 
of  the  urHaﾐ  area  e┝teﾐds  ┘est  of  the 
high┘ay to iﾐIlude the area aloﾐg Ceﾏetery 
Road south of 1ヰth  “treet  to  the Ieﾏetery.  
East  of  the  ri┗er,  the  urHaﾐ  area  iﾐIludes 
the  Po┘er  Road  area  aﾐd  the  ┘esterﾐ 
portioﾐ of the “aﾐ La┘reﾐIe TerraIe traIt.   

This Coﾏﾏuﾐity Plaﾐ iﾐIludes a proposal to 
e┝paﾐd  the  URL  to  eﾐIoﾏpass  aﾐ 
appro┝iﾏately  ヵヰ‐aIre  portioﾐ  of  the 
forﾏer  laﾐdiﾐg  strip  property  loIated 
Het┘eeﾐ Iﾐdiaﾐ Valley Road aﾐd the “aliﾐas Ri┗er.  This Plaﾐ also e┝paﾐds the URL to iﾐIlude roughly 
11ヰ aIres loIated ﾐorth of ヲヰth “treet, geﾐerally Het┘eeﾐ Missioﾐ “treet aﾐd the “aliﾐas Ri┗er.  This 
area is iﾐteﾐded to reﾏaiﾐ iﾐ agriIultural use as a さholdiﾐg zoﾐeざ uﾐtil aIIess proHleﾏs are resol┗ed 
aﾐd  the  appropriate  aﾏouﾐt  aﾐd  type  of  urHaﾐ  de┗elopﾏeﾐt  is  deterﾏiﾐed  through  a  future 
aﾏeﾐdﾏeﾐt to this Plaﾐ.  

FIGURE 1‐A:  Saﾐ Miguel iﾐ a Regioﾐal Coﾐte┝t 
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1-4:   Plan Structure and Organization 

1‐4.1: The	Plan’s	Structure	
A Ioﾏﾏuﾐity plaﾐ  is  Hoth a poliIy doIuﾏeﾐt aﾐd aﾐ  iﾏpleﾏeﾐtatioﾐ doIuﾏeﾐt.   AIIordiﾐgly,  this 
Plaﾐ  iﾐIludes a ┗isioﾐ stateﾏeﾐt, goals, aﾐd poliIies.   PoliIies are ﾏore desIripti┗e stateﾏeﾐts that 
e┝paﾐd oﾐ aﾐd iﾏpleﾏeﾐt the goals iﾐ this Plaﾐ aﾐd iﾐ the Couﾐty Geﾐeral Plaﾐ.  The poliIies, iﾐ turﾐ, 
are iﾏpleﾏeﾐted through prograﾏs, staﾐdards, aﾐd guideliﾐes.   

Goals are the targets that this Plaﾐ seeks to aIhie┗e.   While there ﾏay He ﾏaﾐy ┘ays to aIhie┗e a 
goal, future aItioﾐs are guided Hy plaﾐ poliIies. 

Policies  are  guidiﾐg  priﾐIiples  that  help  to  iﾐforﾏ  deIisioﾐs  ﾏade  Hy  the  Couﾐty  aﾐd  other 
go┗erﾐﾏeﾐt ageﾐIies IoﾐIerﾐiﾐg future gro┘th iﾐ the Ioﾏﾏuﾐity.  PoliIies are loIated at the eﾐd of 
eaIh Ihapter aﾐd are suﾏﾏarized iﾐ “eItioﾐ 1‐1ヰ at the eﾐd of this Ihapter.   

Prograﾏs  are  reIoﾏﾏeﾐded  aItioﾐs,  rather  thaﾐ  ﾏaﾐdatory  reケuireﾏeﾐts.    A  prograﾏ  ﾏay  He 
iﾐitiated  Hy  the  Couﾐty  or  aﾐother  ageﾐIy  or  group.    “iﾐIe ﾏaﾐy  reIoﾏﾏeﾐded prograﾏs  iﾐ┗ol┗e 
ﾏakiﾐg puHliI e┝peﾐditures or seIuriﾐg other fuﾐds, their iﾐitiatioﾐ ┘ill depeﾐd upoﾐ the a┗ailaHility 
of fuﾐdiﾐg.  Prograﾏs are loIated at the eﾐd of eaIh Ihapter of this Plaﾐ. 

Standards are reケuireﾏeﾐts that ﾏust He Ioﾏplied ┘ith aﾐd iﾐIluded iﾐ the desigﾐ of de┗elopﾏeﾐt 
projeIts,  as  appliIaHle.    “taﾐdards  assure  IoﾐsisteﾐIy  throughout  the  Ioﾏﾏuﾐity  or  ┘ithiﾐ  a 
partiIular laﾐd use Iategory or IoﾏHiﾐiﾐg desigﾐatioﾐ.  “taﾐdards are fouﾐd iﾐ ArtiIle 1ヰ of the Laﾐd 
Use OrdiﾐaﾐIe, Title ヲヲ of the Couﾐty Code. Draft staﾐdards are Ioﾐtaiﾐed iﾐ Chapter Γ.   

Guidelines are reIoﾏﾏeﾐded de┗elopﾏeﾐt features or teIhﾐiケues that help aIhie┗e a desired effeIt 
through alterﾐati┗es to preIise or fi┝ed staﾐdards.  Guideliﾐes are fouﾐd iﾐ Chapter Γ.   

1‐4.2: The	Plan’s	Organization	
The Plaﾐ’s Orgaﾐizatioﾐ is as follo┘s: 

Chapter  1  ふIﾐtroductioﾐぶ  desIriHes  the  purpose  of  the  “aﾐ Miguel  Coﾏﾏuﾐity  Plaﾐ,  settiﾐg,  plaﾐ 
struIture  aﾐd  orgaﾐizatioﾐ,  ┗isioﾐ,  Ioﾏﾏuﾐity  plaﾐ  goals  aﾐd  priﾐIiples,  Ioﾏﾏuﾐity  partiIipatioﾐ, 
aﾐd authority.   

Chapter  ヲ  ふPopulatioﾐ  aﾐd  Ecoﾐoﾏyぶ  pro┗ides details  regardiﾐg  the populatioﾐ, eIoﾐoﾏiI poliIies 
aﾐd prograﾏs, aﾐd eIoﾐoﾏiI de┗elopﾏeﾐt for the Ioﾏﾏuﾐity.   

Chapter ン  ふLaﾐd Use aﾐd Neighborhood Desigﾐぶ desIriHes  laﾐd use poliIies aﾐd prograﾏs for  laﾐd 
uses suIh as  resideﾐtial,  IoﾏﾏerIial,  iﾐdustrial,  reIreatioﾐal,  iﾐstitutioﾐal, agriIultural,  flood plaiﾐs, 
aﾐd historiI areas.  It also iﾐIludes a ┗isioﾐ for the Missioﾐ “treet IoﾏﾏerIial Iorridor. 

Chapter  4  ふNatural  Resources,  Cultural  Resources  aﾐd  Eﾐergy  Coﾐservatioﾐぶ  outliﾐes  poliIies  aﾐd 
prograﾏs that deal ┘ith ﾐatural aﾐd Iultural resourIes.  This iﾐIludes arIhaeologiIal, historiIal, ┘ater 
aﾐd HiologiIal resourIes, as ┘ell as eﾐergy Ioﾐser┗atioﾐ. 
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Chapter  5  ふTraﾐsportatioﾐ  aﾐd  Circulatioﾐぶ  desIriHes  the  IirIulatioﾐ  patterﾐ  throughout  the 
Ioﾏﾏuﾐity for all types of traﾐsportatioﾐ,  iﾐIludiﾐg ┗ehiIles, pedestriaﾐs aﾐd HiIyIles. This Ihapter 
estaHlishes traﾐsportatioﾐ aﾐd IirIulatioﾐ poliIies aﾐd prograﾏs.  It iﾐIludes street IlassifiIatioﾐs aﾐd 
street seItioﾐs; puHliI street iﾏpro┗eﾏeﾐts; traffiI Ialﾏiﾐg; HiIyIle, pedestriaﾐ aﾐd reIreatioﾐal trail 
faIilities; aﾐd puHliI traﾐsit.  

Chapter 6 ふPublic Facilities aﾐd Servicesぶ desIriHes the key ser┗iIes aﾐd faIilities ﾐeeded to ser┗e the 
Ioﾏﾏuﾐity, iﾐIludiﾐg sIhools, parks, fire proteItioﾐ, la┘ eﾐforIeﾏeﾐt, a liHrary, a health IliﾐiI, aﾐd 
solid ┘aste disposal.  

Chapter  7  ふIﾐfrastructure  aﾐd  Utilitiesぶ  disIusses  the ﾏajor  iﾐfrastruIture  aﾐd  utilities  ﾐeeded  to 
ser┗e  the  Ioﾏﾏuﾐity.    This  Ihapter  addresses  ┘ater  systeﾏs,  ┘aste┘ater,  storﾏ┘ater,  flood 
ﾏaﾐageﾏeﾐt, aﾐd utilities. 

Chapter  8  ふPublic  Facilities  Fiﾐaﾐciﾐg  Plaﾐ  –  PFFPぶ  estiﾏates  the  teﾐtati┗e  Iosts  aﾐd  ideﾐtifies 
fiﾐaﾐIiﾐg ﾏethods for the ﾏajor puHliI faIilities ﾐeeded to support the Ioﾏﾏuﾐity. The ﾏajor puHliI 
faIilities iﾐIlude streets, side┘alks, ┘ater aﾐd se┘er systeﾏs, draiﾐage, parks, aﾐd liHraries. 

Chapter 9 ふIﾏpleﾏeﾐtatioﾐぶ desIriHes ho┘ the Coﾏﾏuﾐity Plaﾐ is adﾏiﾐistered aﾐd ho┘ its poliIies 
┘ill He  iﾏpleﾏeﾐted. The Ihapter also  iﾐIludes de┗elopﾏeﾐt guideliﾐes, aﾐd a  taHle  that  ideﾐtifies 
┘here aﾐd ┘heﾐ ﾏitigatioﾐ ﾏeasures froﾏ the Eﾐ┗iroﾐﾏeﾐtal IﾏpaIt Report ふEIRぶ are appliIaHle..   

1-5:   Vision 

The  Coﾏﾏuﾐity  Plaﾐ  refleIts  the  Ioﾏﾏuﾐity’s  prefereﾐIes  for  Huildiﾐg  upoﾐ  its  Iultural  aﾐd  historiI 
sigﾐifiIaﾐIe  aﾐd  dra┘iﾐg  iﾐ  ﾐe┘  Husiﾐess,  resideﾐts,  aﾐd  tourists.    At  the  saﾏe  tiﾏe,  it  eﾏHraIes 
Ioﾏﾏoﾐ‐seﾐse  approaIhes  to  ﾏake  “aﾐ  Miguel  a 
sustaiﾐaHle  Ioﾏﾏuﾐity.    To  aIhie┗e  this,  the  Ioﾏﾏuﾐity 
seeks  to  pursue  strategies  suIh  as:  eﾐhaﾐIiﾐg  loIal 
IoﾏﾏerIe,  Huildiﾐg  a  seﾐse  of  Ioﾏﾏuﾐity  pride  aﾐd 
respoﾐsiHility,  aﾐd  shariﾐg  uﾐiケue  historiI  aﾐd  Iultural 
resourIes ┘ith others.   

The  Coﾏﾏuﾐity  Plaﾐ  ser┗es  as  a  guide  for  direItiﾐg  aﾐd 
Ioordiﾐatiﾐg plaﾐﾐiﾐg deIisioﾐs aﾐd physiIal Ihaﾐges ┘ithiﾐ 
the  Ioﾏﾏuﾐity  of  “aﾐ  Miguel.    This  Plaﾐ  also  defiﾐes  the 
desired IharaIter aﾐd ケuality of de┗elopﾏeﾐt aﾐd direIts the 
proIess for ho┘ de┗elopﾏeﾐt should proIeed.  The poliIies, 
prograﾏs,  aﾐd  guideliﾐes  iﾐ  this  Coﾏﾏuﾐity  Plaﾐ  aﾐd  the 
staﾐdards  fouﾐd  iﾐ  ArtiIle  1ヰ  of  the  Laﾐd  Use  OrdiﾐaﾐIe 
defiﾐe  the  ﾏaﾐﾐer  iﾐ  ┘hiIh  “aﾐ  Miguel’s  priorities  aﾐd 
┗isioﾐs ┘ill He aIhie┗ed.   

Terﾏinology Defined 

Lo┘ IﾏpaIt Developﾏent – 
CoﾐstruItioﾐ or iﾏpro┗eﾏeﾐt iﾐ a ┘ay 
that ﾏiﾐiﾏizes iﾏpaIts oﾐ the 
eﾐ┗iroﾐﾏeﾐt.  E┝aﾏple:  usiﾐg pa┗ers 
rather thaﾐ IoﾐIrete oﾐ a dri┗e┘ay to 
allo┘ grouﾐd┘ater perIolatioﾐ.   

ResourIe Conservation – Preser┗iﾐg or 
restoriﾐg a ﾐatural resourIe ふe.g. 
┘ater, opeﾐ spaIe, air ケuality, etI.ぶ to 
pre┗eﾐt loss, daﾏage, or 
deterioratioﾐ.   
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San Miguel in ヲ0ン5 
“We wish to preserve the rich history of San Miguel with respect to its surrounding rural 
and agricultural environment, by supporting its schools, and by purposely strengthening 
and motivating its vibrant, prosperous, forward-looking and unified community.   San 
Miguel is a friendly, welcoming place where people come to visit, shop, and enjoy special 
events.  San Miguel balances local, social, cultural, and economic needs while providing 
public facilities and encouraging sustainable low-impact development and resource 
conservation.1” 

 

1-6:   General Plan Goals and Principles 

This Plaﾐ is part of aﾐd Ioﾐsisteﾐt ┘ith the “aﾐ Luis OHispo Couﾐty Geﾐeral Plaﾐ.  The Couﾐty of “aﾐ Luis 
OHispo’s Geﾐeral Plaﾐ outliﾐes a ﾐuﾏHer of goals, priﾐIiples, oHjeIti┗es aﾐd poliIies desigﾐed  to guide 
the physiIal, eIoﾐoﾏiI aﾐd eﾐ┗iroﾐﾏeﾐtal gro┘th of the Couﾐty. The follo┘iﾐg is aﾐ o┗er┗ie┘ of the key 
poliIies  aﾐd  priﾐIiples  froﾏ  the  Geﾐeral  Plaﾐ  that  pro┗ide  the  startiﾐg  poiﾐt  for  the  “aﾐ  Miguel 
Coﾏﾏuﾐity Plaﾐ. 

1‐6.1: Environment	and	Agriculture	
FRAMEWORK FOR PLANNING, LAND USE AND CIRCULATION ELEMENTS 

“trategiI Gro┘th 
PriﾐIiples 

Preser┗e opeﾐ spaIe, sIeﾐiI ﾐatural Heauty aﾐd seﾐsiti┗e eﾐ┗iroﾐﾏeﾐtal areas. 
Coﾐser┗e eﾐergy resourIes. Coﾐser┗e agriIultural resourIes aﾐd proteIt 
agriIultural laﾐd. 

AGRICULTURE ELEMENT
PoliIy 11  Maiﾐtaiﾐ ┘ater resourIes for produItioﾐ of agriIulture. 
PoliIy 1Α  ProteIt laﾐd desigﾐated AgriIulture aﾐd other laﾐds iﾐ produItioﾐ agriIulture 

Hy usiﾐg ﾐatural or ﾏaﾐ‐ﾏade Huffers ┘here adjaIeﾐt to ﾐoﾐ‐agriIultural laﾐd 
uses. 

PoliIy ヲヴ  DisIourage the Ioﾐ┗ersioﾐ of agriIultural laﾐds to ﾐoﾐ‐agriIultural uses. 
CONSERVATION AND OPEN SPACE ELEMENT

PoliIy BR 1.1  ProteIt seﾐsiti┗e HiologiIal resourIes suIh as ┘etlaﾐds aﾐd ┘ildlife ﾏo┗eﾏeﾐt 
Iorridors. 

PoliIy E ヲ.ン  Proﾏote ┘ater Ioﾐser┗atioﾐ for all ┘ater users iﾐ the Iouﾐty to reduIe the 
aﾏouﾐt of eﾐergy used to puﾏp aﾐd treat ┘ater aﾐd ┘aste┘ater at puHliI 
┘ater aﾐd ┘aste┘ater treatﾏeﾐt aﾐd distriHutioﾐ faIilities. 

PoliIy WR 1.1ヲ  AIIurately assess aﾐd ﾏitigate the iﾏpaIts of ﾐe┘ de┗elopﾏeﾐt oﾐ ┘ater 
supply. 

PoliIy WR 1.1ヴ  A┗oid a ﾐet iﾐIrease iﾐ ┘ater use. 

1‐6.2: Population	and	Growth	
FRAMEWORK FOR PLANNING, LAND USE AND CIRCULATION ELEMENTS 

“trategiI Gro┘th  “treﾐgtheﾐ aﾐd direIt de┗elopﾏeﾐt to┘ards e┝istiﾐg aﾐd strategiIally plaﾐﾐed 
                                                            
1 This ┗isioﾐ stateﾏeﾐt ┘as syﾐthesized Hy Cal Poly studeﾐts iﾐ ヲヰ11 aﾐd refiﾐed Hy “aﾐ Miguel For┘ard 
CollaHorati┗e iﾐ ヲヰ1ン.   
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PriﾐIiples  Ioﾏﾏuﾐities. 
CONSERVATION AND OPEN SPACE ELEMENT

PoliIy AQ 1.1  EﾐIourage IoﾏpaIt laﾐd de┗elopﾏeﾐt Hy IoﾐIeﾐtratiﾐg ﾐe┘ gro┘th ┘ithiﾐ 
e┝istiﾐg Ioﾏﾏuﾐities aﾐd eﾐsuriﾐg Ioﾏplete ser┗iIes to ﾏeet loIal ﾐeeds. 

PoliIy O“ 1.Α  ProteIt opeﾐ spaIe resourIes Hy guidiﾐg de┗elopﾏeﾐt a┘ay froﾏ rural areas 
to ﾏore suitaHle areas. 

ECONOMIC ELEMENT
PoliIy EE 1.ヲ  Maiﾐtaiﾐ aﾐd eﾐhaﾐIe the ケuality of life for Iouﾐty resideﾐts Hy pursuiﾐg 

eIoﾐoﾏiI de┗elopﾏeﾐt aIti┗ities. 
PoliIy EE 1.ン  BalaﾐIe the IapaIity for gro┘th ┘ith the effiIieﾐt use or reuse of a┗ailaHle 

resourIes ふeﾐergy, laﾐd, ┘ater, iﾐfrastruItureぶ aﾐd reasoﾐaHle aIケuisitioﾐ of 
ﾐe┘ resourIes. 

1‐6.3: Land	Uses	and	Community	Design	
FRAMEWORK FOR PLANNING, LAND USE AND CIRCULATION ELEMENTS 

“trategiI Gro┘th 
PriﾐIiples 

Foster distiﾐIti┗e, attraIti┗e Ioﾏﾏuﾐities ┘ith a stroﾐg seﾐse of plaIe. 
EﾐIourage ﾏi┝ed laﾐd uses. 
Create a raﾐge of housiﾐg opportuﾐities aﾐd IhoiIes. 
Take ad┗aﾐtage of IoﾏpaIt Huildiﾐg desigﾐ. 

CONSERVATION AND OPEN SPACE ELEMENT
PoliIy VR ヶ.1  Eﾐsure that ﾐe┘ ﾏulti‐faﾏily resideﾐtial, ﾏi┝ed‐use, aﾐd IoﾏﾏerIial or other 

ﾐoﾐ‐resideﾐtial de┗elopﾏeﾐt iﾐ the urHaﾐ aﾐd ┗illage areas is Ioﾐsisteﾐt ┘ith 
loIal IharaIter, ideﾐtity, aﾐd seﾐse of plaIe. 

HOUSING ELEMENT
PoliIy 1.1  Desigﾐate a suffiIieﾐt supply of laﾐd for housiﾐg that ┘ill faIilitate HalaﾐIed 

Ioﾏﾏuﾐities, iﾐIludiﾐg a ┗ariety of housiﾐg types, teﾐure, priIe, aﾐd 
ﾐeighHorhood IharaIter. 

PARKS AND RECREATION ELEMENT
PoliIy ヲ.1  Pro┗ide parks ┘hiIh are aesthetiI aﾐd Ioﾐsisteﾐt ┘ith Ioﾏﾏuﾐity ﾐeeds. 

1‐6.4: Circulation	
FRAMEWORK FOR PLANNING, LAND USE AND CIRCULATION ELEMENTS 

“trategiI Gro┘th 
PriﾐIiples 

Create ┘alkaHle ﾐeighHorhoods aﾐd to┘ﾐs. 
Pro┗ide a ┗ariety of traﾐsportatioﾐ IhoiIes. 

1‐6.5: Administration	
FRAMEWORK FOR PLANNING, LAND USE AND CIRCULATION ELEMENTS 

“trategiI Gro┘th 
PriﾐIiples 

Make de┗elopﾏeﾐt deIisioﾐs prediItaHle, fair, aﾐd Iost‐effeIti┗e. 
EﾐIourage Ioﾏﾏuﾐity aﾐd stakeholder partiIipatioﾐ. 

1‐6.6: Healthy	Communities	
FRAMEWORK FOR PLANNING, LAND USE AND CIRCULATION ELEMENTS 

“trategiI Gro┘th 
PriﾐIiple 1, PoliIy 
1 

Maiﾐtaiﾐ aﾐd proteIt a li┗iﾐg eﾐ┗iroﾐﾏeﾐt that is safe, healthful, aﾐd pleasaﾐt 
for all resideﾐts.   

“trategiI Gro┘th 
PriﾐIiple ヲ, PoliIy 
11 

Pro┗ide adeケuate Ioﾏﾏuﾐity aﾏeﾐities, parks, ﾐatural areas, aﾐd trails iﾐ 
support of ﾐe┘ de┗elopﾏeﾐt, ┘hiIh ┘ill support a high ケuality of life aﾐd 
IoﾏpaIt forﾏ of Ioﾏﾏuﾐity de┗elopﾏeﾐt.   
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“trategiI Gro┘th 
PriﾐIiple ヴ, PoliIy 
1 

Plaﾐ Ioﾏﾏuﾐities ┘ith sIhools, parks, puHliI spaIes, traﾐsit stops, aﾐd 
IoﾏﾏerIial distriIts loIated as foIal poiﾐts ┘ithiﾐ Ioﾐ┗eﾐieﾐt ┘alkiﾐg 
distaﾐIes of ﾐeighHorhoods.   

“trategiI Gro┘th 
PriﾐIiple ヴ, PoliIy 
ヴ 

Pro┗ide parks, ﾐatural areas, aﾐd reIreatioﾐ faIilities ┘ith ﾐe┘ urHaﾐ 
de┗elopﾏeﾐt to eﾐhaﾐIe a Ioﾏﾏuﾐity’s ケuality of life aﾐd iﾏpro┗e health.   

“trategiI Gro┘th 
PriﾐIiple ヵ, PoliIy 
ヵ 

Make Ioﾏﾏuﾐities ﾏore HiIyIle‐ aﾐd pedestriaﾐ‐frieﾐdly ┘ith safe aﾐd 
attraIti┗e routes.   

Parks aﾐd 
ReIreatioﾐ 
Eleﾏeﾐt, PoliIy 
ン.ヲ 

Pro┗ide reIreatioﾐ at the Couﾐty’s parks Ioﾐsisteﾐt ┘ith Ioﾏﾏuﾐity ﾐeeds.   

 

1-7:   Community Participation 

1‐7.1: Partnership	with	Cal	Poly	
Coﾏﾏuﾐity  iﾐ┗ol┗eﾏeﾐt  iﾐ  the  plaﾐﾐiﾐg  proIess  is 
┗ital  for  gatheriﾐg  rele┗aﾐt  iﾐforﾏatioﾐ  aHout  a 
Ioﾏﾏuﾐity’s  ﾐeeds  aﾐd  priorities.  Iﾐ  ヲヰ1ヰ,  the 
Couﾐty of “aﾐ Luis OHispo eﾐlisted the help of a Cal 
Poly Ioﾐsultiﾐg teaﾏ iﾐ eﾐgagiﾐg the Ioﾏﾏuﾐity of 
“aﾐ Miguel,  ideﾐtifyiﾐg  the  Ioﾏﾏuﾐity’s  goals  aﾐd 
priorities,  aﾐd  de┗elopiﾐg  a  IoﾐIeptual  Ioﾐseﾐsus 
laﾐd  use  plaﾐ  iﾐteﾐded  to  refleIt  a  Ioﾐseﾐsus  of 
partiIipatiﾐg  ﾏeﾏHers  of  the  Ioﾏﾏuﾐity.    The 
Ioﾐsultiﾐg  teaﾏ ┘as Ioﾏprised of  studeﾐts  iﾐ  the  fourth‐year uﾐdergraduate Coﾏﾏuﾐity Plaﾐﾐiﾐg 
LaHoratory  of  the  City  aﾐd  Regioﾐal  Plaﾐﾐiﾐg  Departﾏeﾐt  at  Cal  Poly,  uﾐder  the  ad┗iseﾏeﾐt  of 
Professor )eljka Ho┘ard.   

Cal Poly’s  Ioﾏﾏuﾐity outreaIh effort ┘as part of  a  Ilass projeIt  iﾐteﾐded  to  siﾏulate  the ┘ork of 
professioﾐal plaﾐﾐers aﾐd pro┗ide a Hridge Het┘eeﾐ theoretiIal kﾐo┘ledge aHout plaﾐﾐiﾐg priﾐIiples 
aﾐd  teIhﾐiケues,  aﾐd  the  appliIatioﾐ  of  this  kﾐo┘ledge  to  a  さreal  lifeざ  plaﾐﾐiﾐg  situatioﾐ.    The 
studeﾐts Heﾐefitted Hy gaiﾐiﾐg e┝perieﾐIe iﾐ ┘orkiﾐg ┘ith Ioﾏﾏuﾐities aﾐd Huildiﾐg Ioﾐseﾐsus.  The 
Ioﾏﾏuﾐity  Heﾐefitted  Hy  ┘orkiﾐg  together  to  address  priorities  aﾐd  Ioﾐfroﾐt  tradeoffs  aﾐd  Hy 
gaiﾐiﾐg ﾐe┘ perspeIti┗es froﾏ ideas geﾐerated Hy the studeﾐts.   

Iﾐ order  to aIti┗ely  iﾐ┗ol┗e  the Ioﾏﾏuﾐity  iﾐ de┗elopﾏeﾐt of  the “aﾐ Miguel Coﾏﾏuﾐity Plaﾐ, aﾐ 
outreaIh prograﾏ ┘as de┗eloped to eﾐgage all segﾏeﾐts of the Ioﾏﾏuﾐity. The outreaIh prograﾏ 
Ioﾐsisted  of  three  Ioﾏﾏuﾐity ┘orkshops,  a  Ioﾏﾏuﾐity  ケuestioﾐﾐaire,  a  ┗isual  prefereﾐIe  sur┗ey, 
┗isits to Lilliaﾐ Larseﾐ Eleﾏeﾐtary “Ihool, aﾐd targeted outreaIh to the “paﾐish‐speakiﾐg Ioﾏﾏuﾐity.   
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O┗er  the Iourse of si┝ ﾏoﾐths,  the studeﾐts eﾐgaged the Ioﾏﾏuﾐity ┘ith  three puHliI ┘orkshops, 
eaIh desigﾐed to eliIit puHliI seﾐtiﾏeﾐt aHout ﾏajor plaﾐﾐiﾐg issues affeItiﾐg “aﾐ Miguel.  The first 
┘orkshop, held iﾐ OItoHer ヲヰ1ヰ, ser┗ed as a Ioﾏﾏuﾐity ┗isioﾐiﾐg e┝erIise to ideﾐtify loIal issues, the 
ﾐeeds aﾐd desires of Ioﾏﾏuﾐity ﾏeﾏHers, aﾐd preferred types of de┗elopﾏeﾐt they ┘ould  like to 
see  iﾐ  “aﾐ Miguel.  The  seIoﾐd ┘orkshop ┘as held  iﾐ DeIeﾏHer ヲヰ1ヰ  to e┝plore opportuﾐities  for 
future  de┗elopﾏeﾐt  represeﾐted  Hy  t┘o  alterﾐati┗e  IoﾐIept  plaﾐs  that  ┘ere  prepared  Hy  the 
studeﾐts  that ┘ere  Hased  oﾐ  Ioﾏﾏeﾐts  froﾏ  the  first  ┘orkshop.  The  fiﾐal  ┘orkshop ┘as  held  iﾐ 
Jaﾐuary  ヲヰ11,  ┘heﾐ  the  Ioﾏﾏuﾐity  re┗ie┘ed  a  さIoﾐseﾐsus  plaﾐざ  that  iﾐIorporated  the  feedHaIk 
froﾏ the pre┗ious t┘o ┘orkshops. 

Further  details  aHout  Cal  Poly’s  iﾐ┗ol┗eﾏeﾐt  iﾐ  the  Ioﾏﾏuﾐity  plaﾐﾐiﾐg  proIess  are  Ioﾐtaiﾐed  iﾐ 
Appeﾐdi┝ C. 

Iﾐ  Wiﾐter  ヲヰ1ヴ,  the  Couﾐty  ┘orked  ┘ith  a  laﾐdsIape  arIhiteIture  Ilass  ふLA  ヴヰン,  Natural 
Eﾐ┗iroﾐﾏeﾐts  FoIus  “tudioぶ uﾐder professor Be┗erly Bass  to de┗elop  IoﾐIeptual  desigﾐs  for  the N 
“treet  ﾐeighHorhood.    The  Ilass  produIed  o┗er  a  dozeﾐ  separate  de┗elopﾏeﾐt  IoﾐIepts  for  the 
Ioﾏﾏuﾐity.  The IoﾐIepts ┘ere re┗ie┘ed at a fiﾐal desigﾐ studio Hy Couﾐty staff, Cal Poly professors, 
aﾐd ﾏeﾏHers of the “aﾐ Miguel For┘ard CollaHorati┗e.  The IoﾐIepts aﾐd ideas that Hest fit iﾐ ┘ith 
the  Ioﾏﾏuﾐity ha┗e Heeﾐ  iﾐIorporated  iﾐto  the CoﾐIept Plaﾐ  for  the N “treet NeighHorhood  ふsee 
“eItioﾐ ン‐ン.ンぶ.   

1‐7.2: San	Miguel	Forward	Collaborative	
The “aﾐ Miguel  For┘ard CollaHorati┗e  is  a  suH‐Ioﾏﾏittee of  the  “aﾐ Miguel Ad┗isory CouﾐIil  that 
┘as  iﾐitially  forﾏed  iﾐ  OItoHer  ヲヰ1ヲ.    This  suH‐Ioﾏﾏittee  ┘as  priﾏarily  Ioﾏprised  of  resideﾐts 
┘ithiﾐ  the  Coﾏﾏuﾐity  “er┗iIes  DistriIt  Houﾐdaries,  aﾐd  iﾐIludes  iﾐdi┗iduals  represeﾐtiﾐg  a  ┘ide 
raﾐge of Ioﾏﾏuﾐity orgaﾐizatioﾐs.  The CollaHorati┗e’s ﾏissioﾐ ┘as to refiﾐe the ┘ork Ioﾏpleted Hy 
the  Cal  Poly  studeﾐts,  aﾐd  eﾐsure  that  the  Ioﾏﾏuﾐity’s  o┗erall  ┗oiIe  is  refleIted  iﾐ  the  goals, 
Ioﾏﾏuﾐity priorities, poliIies, aﾐd prograﾏs iﾐ this Plaﾐ.  A key to the CollaHorati┗e’s suIIess ┘as to 
Huild  Ioﾏﾏuﾐity  Ioﾐseﾐsus  arouﾐd  their  ideas.    The  Ioﾏﾏeﾐts  Ioﾏpiled  Hy  “aﾐ Miguel  For┘ard 
┘ere re┗ie┘ed Hy the “aﾐ Miguel Ad┗isory CouﾐIil.   Laﾐguage of the Ioﾏﾏeﾐts, iﾐIludiﾐg the edits 
pro┗ided Hy the “aﾐ Miguel Ad┗isory CouﾐIil, are Ioﾐtaiﾐed iﾐ Appeﾐdi┝ D. 

1-8:   Community Plan Goals 

The goals for the “aﾐ Miguel Coﾏﾏuﾐity Plaﾐ deri┗e froﾏ the Fraﾏe┘ork for Plaﾐﾐiﾐg, a Ioﾏpoﾐeﾐt of 
the  Laﾐd  Use  aﾐd  CirIulatioﾐ  Eleﾏeﾐts  of  the  Couﾐty  Geﾐeral  Plaﾐ.    Through  the  ┗isioﾐiﾐg ┘orkshop 
proIess,  the speIifiI goals of  this Coﾏﾏuﾐity Plaﾐ ┘ere de┗eloped aﾐd refiﾐed.   These goals are a  liﾐk 
Het┘eeﾐ  the  Ioﾏﾏuﾐity  ┗isioﾐ  aﾐd  the  poliIies  desigﾐed  to ﾏaﾐage  gro┘th,  stiﾏulate  the  eIoﾐoﾏy, 
preser┗e the Ioﾏﾏuﾐity’s ideﾐtity, aﾐd pro┗ide suffiIieﾐt housiﾐg aﾐd traﾐsportatioﾐ optioﾐs. 

A. Maﾐage Ioﾏﾏuﾐity gro┘th aIIordiﾐg to the Couﾐty's Geﾐeral Plaﾐ PriﾐIiples. 
B. Proﾏote aﾐd stiﾏulate a ┗iHraﾐt loIal eIoﾐoﾏy Ieﾐtered arouﾐd a stroﾐg do┘ﾐto┘ﾐ aﾐd tourisﾏ 

iﾐdustry. 
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C. Preser┗e all ﾐatural, Iultural, historiIal, aﾐd agriIultural resourIes that gi┗e ideﾐtity to the 
Ioﾏﾏuﾐity aﾐd are iﾏportaﾐt to the resideﾐts.   

D. Pro┗ide a ┘ide raﾐge of traﾐsportatioﾐ aﾐd housiﾐg opportuﾐities for all types of resideﾐts iﾐ the 
Ioﾏﾏuﾐity.   

1-9:   Community Priorities 

Through the ┗isioﾐiﾐg ┘orkshops, the follo┘iﾐg Ioﾏﾏuﾐity priorities ┘ere ideﾐtified.  These priorities are 
addressed iﾐ this Plaﾐ through poliIies, prograﾏs, aﾐd guideliﾐes.  

Community	Character	
1. Maiﾐtaiﾐ  “aﾐ  Miguel’s  historiI  IharaIter  Hy  guidiﾐg  arIhiteItural  style  aﾐd  liﾏitiﾐg  deﾐsity  iﾐ 

outlyiﾐg areas.   

Residential	Development	
ヲ. BalaﾐIe housiﾐg types, so the future ﾏi┝ of housiﾐg reﾏaiﾐs proportioﾐate to the Ioﾏﾏuﾐity’s 

ﾐeeds. 
ン. EﾐIourage suffiIieﾐt housiﾐg optioﾐs that ﾏeet the ﾐeeds of “aﾐ Miguel’s ┘orkforIe.   
ヴ. Buffer resideﾐtial de┗elopﾏeﾐt froﾏ high┘ay‐related iﾏpaIts. 
ヵ. Maiﾐtaiﾐ lo┘ resideﾐtial deﾐsities iﾐ the “aﾐ La┘reﾐIe TerraIe area. 
ヶ. LoIate higher deﾐsity resideﾐtial areas Iloser to the Ceﾐtral Busiﾐess DistriIt, ┘ith lo┘er deﾐsity 

de┗elopﾏeﾐt ﾐear the edge of to┘ﾐ. 

Circulation	and	Public	Facilities	
Α. ReIoﾐfigure the 1ヰth “treet southHouﾐd High┘ay 1ヰ1 oﾐraﾏp to reduIe traffiI flo┘ oﾐ Ceﾏetery 

Road.   
8. Create  pedestriaﾐ  liﾐks  aﾐd  aesthetiI  iﾏpro┗eﾏeﾐts  Het┘eeﾐ  the Missioﾐ  aﾐd  the  do┘ﾐto┘ﾐ 

Iore. 
Γ. CoﾐstruIt  a  ﾏulti‐use  reIreatioﾐal  trail  aloﾐg  the  ┘est  side  of  the  “aliﾐas  Ri┗er  ┘ith  lateral 

IoﾐﾐeItioﾐs iﾐto adjaIeﾐt ﾐeighHorhoods. 
1ヰ. Desigﾐate aﾐ historiI ┘alkiﾐg trail, ┘ith plaIards. 
11. LoIate  laﾐdﾏarks or gate┘ays at the ﾐortherﾐ aﾐd southerﾐ eﾐds of the Ioﾏﾏuﾐity to  ideﾐtify 

the Ioﾏﾏuﾐity. 

Downtown	District	and	Commercial	Uses	
1ヲ. EﾐIourage ﾏi┝ed use aloﾐg Missioﾐ “treet, Hut eﾐsure that the HloIks froﾏ 11th  to 1ヴth “treets 

reﾏaiﾐ predoﾏiﾐaﾐtly IoﾏﾏerIial.   
1ン. Plaﾐ for adapti┗e reuse of the Harﾐ at 11th aﾐd Missioﾐ “treets to allo┘ for e┗eﾐts, art galleries, a 

farﾏers’ ﾏarket, or ┘iﾐe tastiﾐg. 
1ヴ. Naﾏe alley┘ays to refleIt the Ioﾏﾏuﾐity’s history. 

Economic	Development	
1ヵ. FoIus  de┗elopﾏeﾐt  ┘ithiﾐ  the  UrHaﾐ  Reser┗e  Liﾐe  ふURLぶ.  E┝paﾐsioﾐ  areas ﾏay  He  ﾐeeded  to 

aIIoﾏﾏodate passi┗e reIreatioﾐ, IoﾏﾏerIial ser┗iIes, or agriIultural distriHutioﾐ.   
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1ヶ. AttraIt tourisﾏ aﾐd Ireate Husiﾐess opportuﾐities as a strategy for eIoﾐoﾏiI gro┘th.   
1Α. E┝plore opportuﾐities for agritourisﾏ aﾐd reIreatioﾐ.   

Natural	Resources	
18. Eﾐsure a resourIe‐sustaiﾐaHle future for the Ioﾏﾏuﾐity. 
1Γ. Coﾐser┗e ┘ater resourIes. 
ヲヰ. Pro┗ide Hetter aIIess to loIally‐gro┘ﾐ foods.    

1-10:   Community Plan Policies 

	
Table 1-A:  San Miguel Community Plan Policies 

Nuﾏber  Policy 
Ecoﾐoﾏic Developﾏeﾐt Policies 

Policy ヲ‐1  AttraIt ﾐe┘ resideﾐts.  Proﾏote “aﾐ Miguel’s historiI aﾐd Iultural heritage as a ┘ay of 
attraItiﾐg prospeIti┗e resideﾐts.   

Policy ヲ‐ヲ  “upport do┘ﾐto┘ﾐ eﾐhaﾐIeﾏeﾐt.  “upport pri┗ate efforts to eﾐhaﾐIe “aﾐ Miguel’s 
do┘ﾐto┘ﾐ area. 

Policy ヲ‐ン  Iﾐ┗est iﾐ iﾐfrastruIture.  “eek out graﾐt fuﾐdiﾐg opportuﾐities aﾐd prioritize 
iﾐfrastruIture speﾐdiﾐg to┘ards iﾏpro┗eﾏeﾐts that iﾐIrease aﾐd eﾐhaﾐIe the ケuality of 
life iﾐ “aﾐ Miguel.   

Policy ヲ‐4  “upport agriIultural operatioﾐs.  “upport the ﾏaiﾐteﾐaﾐIe aﾐd eﾐhaﾐIeﾏeﾐt of 
agriIultural produItioﾐ iﾐ the rural areas surrouﾐdiﾐg “aﾐ Miguel.   

Policy ヲ‐5  Plaﾐ for retail aﾐd ser┗iIe IoﾏﾏerIial.  Pro┗ide opportuﾐities for appropriate 
IoﾏﾏerIial goods, ser┗iIes, aﾐd eﾏployﾏeﾐt to ser┗e the Ioﾏﾏuﾐity’s gro┘iﾐg 
populatioﾐ.   

Policy ヲ‐6  Pro┗ide a raﾐge of housiﾐg types.  EﾐIourage de┗elopﾏeﾐt that pro┗ides housiﾐg types 
for all iﾐIoﾏes, age le┗els, aﾐd faﾏily struItures.   

Policy ヲ‐7  Bolster sﾏall Husiﾐesses.  Create a Iliﾏate iﾐ ┘hiIh sﾏall Husiﾐesses Iaﾐ de┗elop aﾐd 
prosper.   

Policy ヲ‐8  IﾐIrease head‐of‐household eﾏployﾏeﾐt opportuﾐities.  Desigﾐate laﾐd for ﾐe┘ 
agriIultural support aﾐd speIialty ﾏaﾐufaIturiﾐg Husiﾐesses.   

Policy ヲ‐9  EﾐhaﾐIe Ioﾏﾏuﾐity IharaIter.  EﾐhaﾐIe “aﾐ Miguel’s ﾏost attraIti┗e features – sﾏall 
to┘ﾐ aﾏHiaﾐIe, Iultural resourIes, eﾐ┗iroﾐﾏeﾐtal settiﾐg, aﾐd affordaHle housiﾐg – to 
attraIt additioﾐal eIoﾐoﾏiI de┗elopﾏeﾐt.   

Policy ヲ‐1ヰ  “upport li┗e‐┘ork arraﾐgeﾏeﾐts.  Create fle┝iHle regulatioﾐs that allo┘ soﾏeoﾐe to 
operate a Husiﾐess aﾐd li┗e oﾐ the saﾏe property.   
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Table 1-A:  San Miguel Community Plan Policies 

Nuﾏber  Policy 
Coﾏﾏuﾐitywide Laﾐd Use Policies 

Policy ン‐1  EﾐIourage eIoﾐoﾏiIally HalaﾐIed, high‐ケuality de┗elopﾏeﾐt, ┘ith ﾐe┘ gro┘th 
prioritized Hased oﾐ loIatioﾐ, as follo┘s: 

1. Withiﾐ the Iurreﾐt UrHaﾐ Reser┗e Liﾐe. 
ヲ. Withiﾐ the Coﾏﾏuﾐity “er┗iIes DistriIt Houﾐdary ふas of ヲヰ1ヶぶ 
ン. Beyoﾐd the ヲヰ1ヶ Coﾏﾏuﾐity “er┗iIes DistriIt Houﾐdary.  

 
Policy ン‐ヲ  Proﾏote Ioﾏﾏuﾐity health Hy: 

• FoIusiﾐg oﾐ さケuality‐of‐lifeざ iﾏpro┗eﾏeﾐts, suIh as eﾐsuriﾐg suffiIieﾐt play 
area for Ihildreﾐ ﾐearHy housiﾐg.  

• IﾐIreasiﾐg aIIess to aﾐd a┗ailaHility of reIreatioﾐal faIilities aﾐd opeﾐ spaIe.   
• EﾐIouragiﾐg aﾐd proﾏotiﾐg uses that ┘ould gi┗e “aﾐ Miguel greater aIIess to 

healthy foods. 
• Plaﾐﾐiﾐg for さIoﾏplete streetsざ that IolleIti┗ely address the IirIulatioﾐ ﾐeeds 

of pedestriaﾐs aﾐd ┗ehiIle aﾐd HiIyIle users.  
• EﾐIouragiﾐg laﾐd use patterﾐs that are IoﾐduIi┗e to puHliI traﾐsit ser┗iIes. 
 Pursuiﾐg iﾏpro┗eﾏeﾐts to the Ioﾏﾏuﾐity that ┘ill iﾐIrease the o┗erall feeliﾐg 

of safety aﾐd ┘ell‐Heiﾐg for the resideﾐts. 
Policy ン‐ン  EﾐIourage a HalaﾐIe of laﾐd uses to ﾏeet daily shoppiﾐg, reIreatioﾐal aﾐd soIial ﾐeeds, 

┘hile pro┗idiﾐg opportuﾐities for Husiﾐesses, eﾏployﾏeﾐt, aﾐd tourisﾏ. 
Policy ン‐4  Pro┗ide for adeケuate parks aﾐd puHliI spaIes. Opeﾐ spaIe aﾐd parks should He useaHle 

aﾐd Ilosely aIIessiHle to the resideﾐts they ser┗e. “ﾏall, pri┗ate, passi┗e parks plaIed 
aloﾐg the ﾏargiﾐs of a resideﾐtial de┗elopﾏeﾐt do ﾐot fulfill reIreatioﾐal ﾐeeds. 

Policy ン‐5  Chapter ヴ.1 of the Caﾏp RoHerts Joiﾐt Laﾐd Use “tudy ふJLU“ぶ desIriHes a ﾏutual 
Ioﾏﾏitﾏeﾐt Het┘eeﾐ the Couﾐty, Caﾏp RoHerts, aﾐd the “aﾐ Miguel Ioﾏﾏuﾐity to 
IollaHorate regardiﾐg IoﾏpatiHility of laﾐd use.  Wheﾐ Ioﾐsideriﾐg laﾐd use Iategory 
Ihaﾐges, the Couﾐty shall eﾐsure that resultiﾐg de┗elopﾏeﾐt or use ┘ould Ioﾏply ┘ith 
the poliIies of the JLU“.  “aﾐ Miguel appreIiates Caﾏp RoHert’s Ioﾏﾏitﾏeﾐt to 
reIiproIate Hy apprisiﾐg the Ioﾏﾏuﾐity of Ihaﾐges iﾐ Hase operatioﾐ. 

Policy ン‐6  EﾐhaﾐIe the Ioﾏﾏuﾐity’s aesthetiI ideﾐtity that is IharaIterized Hy aﾐ eIleItiI ﾏi┝ of 
ﾏissioﾐ‐theﾏed, ViItoriaﾐ, aﾐd railroad‐era arIhiteIture. 

Policy ン‐7  Capitalize oﾐ the preseﾐIe of historiI resourIes. 
Policy ン‐8  Pro┗ide pedestriaﾐ aﾐd HiIyIle IoﾐﾐeItioﾐs Het┘eeﾐ the Ceﾐtral Busiﾐess DistriIt, the 

ﾏissioﾐ, aﾐd other parts of to┘ﾐ.   
Policy ン‐9  Coﾐsider Ioﾏﾏuﾐity safety aﾐd site seIurity iﾐ suHdi┗isioﾐ de┗elopﾏeﾐt aﾐd site 

desigﾐ.  
Policy ン‐1ヰ  E┝paﾐsioﾐ of UrHaﾐ Reser┗e Liﾐe. Ideﾐtify suitaHle laﾐd for Ioﾏﾏuﾐity aﾐd 

ﾐeighHorhood parklaﾐd ┘heﾐ the UrHaﾐ Reser┗e Liﾐe.  
Coﾏﾏercial Laﾐd Use Policies 

Policy ン‐11  EﾐIourage uses aﾐd aIti┗ities that ┘ill Hriﾐg ┗isitors iﾐto “aﾐ Miguel. 
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Table 1-A:  San Miguel Community Plan Policies 

Nuﾏber  Policy 
Policy ン‐1ヲ  EﾐIourage, Hut doﾐ’t ﾏaﾐdate, a IoﾏHiﾐatioﾐ of retail IoﾏﾏerIial, offiIe, aﾐd 

resideﾐtial uses ふﾏi┝ed‐use de┗elopﾏeﾐtぶ aloﾐg Missioﾐ “treet, ┘hile keepiﾐg 
de┗elopﾏeﾐts predoﾏiﾐately IoﾏﾏerIial ﾐearest the proposed さTo┘ﾐ “ケuareざ ふ1ンth 
aﾐd Missioﾐ “treetsぶ.  . 

Policy ン‐1ン  Allo┘ ﾏi┝ed use de┗elopﾏeﾐts to Ioﾐ┗ert e┝Iess spaIe HaIk aﾐd forth Het┘eeﾐ 
IoﾏﾏerIial aﾐd resideﾐtial uses as ﾏarket deﾏaﾐd fluItuates to ha┗e ﾏore thaﾐ ヵヰ 
perIeﾐt of their floor area dediIated to resideﾐtial use, as loﾐg as grouﾐd floor spaIes 
froﾐtiﾐg Missioﾐ “treet are retaiﾐed for IoﾏﾏerIial use.   

Policy ン‐14  Pro┗ide suffiIieﾐt laﾐd to allo┘ for a ┗ariety of IoﾏﾏerIial aﾐd IoﾏﾏerIial ser┗iIes aﾐd 
light iﾐdustrial uses, iﾐIludiﾐg those that ┘ill ser┗e eﾏployﾏeﾐt aﾐd ┗isitor ﾐeeds. 

Policy ン‐15  EﾐaHle さadapti┗e reuseざ of Iulturally sigﾐifiIaﾐt struItures.  Adapti┗e reuse is the 
Ioﾐ┗ersioﾐ of a Huildiﾐg desigﾐed for aﾐ old use ふe.g. Haﾐkぶ to a ﾐe┘ use ふe.g. 
restauraﾐt/Hre┘eryぶ.  

Policy ン‐16  Withiﾐ the To┘ﾐ Ceﾐter area ふFigure ン‐Lぶ, eﾐIourage floor area ratios Ioﾐsisteﾐt ┘ith 
those fouﾐd iﾐ sﾏall do┘ﾐto┘ﾐs rather thaﾐ suHurHaﾐ settiﾐgs. 

Policy ン‐17  Allo┘ ┗aIaﾐt lots iﾐ the do┘ﾐto┘ﾐ to He used for parkiﾐg or as puHliI gatheriﾐg areas 
oﾐ aﾐ iﾐteriﾏ Hasis uﾐtil they are ready for de┗elopﾏeﾐt.   

Policy ン‐18  Priﾏary uses of the Uﾐioﾐ PaIifiI laﾐd aloﾐg the ┘est side of N “treet should iﾐIlude 
Ieﾐtralized parkiﾐg aﾐd draiﾐage faIilities.  

Policy ン‐19  Lightiﾐg iﾐstalled as part of aﾐy projeIt shall He desigﾐed to He ﾏiﾐiﾏally disrupti┗e to 
┘ildlife. This ﾏay He aIIoﾏplished through the use of hoods to direIt light a┘ay froﾏ 
ﾐatural haHitat, usiﾐg lo┘ iﾐteﾐsity lightiﾐg, aﾐd usiﾐg as fe┘ lights as ﾐeIessary to 
aIhie┗e the goals of the projeIt.  

Resideﾐtial Laﾐd Use Policies 
Policy ン‐ヲヰ  De┗elopﾏeﾐts ┘here all uﾐits are the saﾏe size aﾐd type are disIouraged. Ne┘ 

suHdi┗isioﾐs aﾐd ﾏulti‐faﾏily de┗elopﾏeﾐts should He desigﾐed to pro┗ide a ﾏi┝ of uﾐit 
sizes aﾐd types.  

Policy ン‐ヲ1  Plaﾐ for ﾐeighHorhoods to He ﾏi┝ed‐iﾐIoﾏe.  CoﾐIeﾐtratioﾐ of lo┘‐iﾐIoﾏe housiﾐg iﾐ a 
sﾏall area does ﾐot proﾏote aﾐ iﾐtegrated seﾐse of Ioﾏﾏuﾐity. 

Policy ン‐ヲヲ  Areas ┘ithiﾐ the Flood Hazard ふFHぶ IoﾏHiﾐiﾐg desigﾐatioﾐ should ﾐot apply to┘ards 
deﾐsity, lot Io┗erage, aﾐd opeﾐ spaIe reケuireﾏeﾐts. 

Policy ン‐ヲン  Retaiﾐ historiIal arIhiteItural styles throughout the old to┘ﾐ.    
Policy ン‐ヲ4  Retaiﾐ aﾐd eﾐaHle de┗elopﾏeﾐt of a ┗ariety of housiﾐg types, iﾐIludiﾐg attaIhed 

d┘elliﾐg uﾐits, detaIhed sﾏall‐lot de┗elopﾏeﾐt aﾐd ﾏoHile hoﾏe parks. “iﾐgle faﾏily 
resideﾐtial iﾐfill de┗elopﾏeﾐt should He desigﾐed for IoﾏpatiHility ┘ith the e┝istiﾐg 
patterﾐ of de┗elopﾏeﾐt. Ne┘ suHdi┗isioﾐs should pro┗ide a settiﾐg that Iaﾐ 
IoﾏfortaHly aIIoﾏﾏodate a ┗ariety of housiﾐg sizes aﾐd desigﾐs for resideﾐts of all 
iﾐIoﾏe le┗els. 

Policy ン‐ヲ5  Iﾏpro┗e resideﾐtial areas that sho┘ sigﾐs of physiIal aﾐd eIoﾐoﾏiI deIliﾐe.   
Policy ン‐ヲ6  Carports are fa┗ored o┗er garages iﾐ ﾏulti‐faﾏily de┗elopﾏeﾐts, iﾐ order to eﾐsure that 

the Io┗ered area is used for parkiﾐg rather thaﾐ storage.  
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Table 1-A:  San Miguel Community Plan Policies 

Nuﾏber  Policy 
Natural Resources Policies 

Policy 4‐1  Where possiHle, le┗erage eﾐ┗iroﾐﾏeﾐtal ﾏitigatioﾐ reケuireﾏeﾐts for projeIts to Ireate 
eIoﾐoﾏiI Heﾐefits for the Ioﾏﾏuﾐity. E┝aﾏples iﾐIlude a “aﾐ Joaケuiﾐ kit fo┝ eduIatioﾐ 
Ieﾐter or a ﾏuseuﾏ oﾐ “aliﾐaﾐ heritage. 

Policy 4‐ヲ  Pro┗ide adeケuate Huffers Het┘eeﾐ urHaﾐ de┗elopﾏeﾐt aﾐd the follo┘iﾐg: seﾐsiti┗e 
HiologiIal haHitat, agriIultural laﾐd aﾐd streaﾏ Haﾐks. 

Policy 4‐ン  Maiﾐtaiﾐ the “aliﾐas Ri┗er iﾐ a ﾐatural state. A┗oid ﾏajor laﾐd alteratioﾐs ┘ithiﾐ the 
flood plaﾐ, e┝Iept as ﾐeeded to aIIoﾏﾏodate flood Ioﾐtrol projeIts, reIreatioﾐal 
projeIts, aﾐd iﾐfrastruIture.  

Policy 4‐4  Preser┗e areas ┘ithiﾐ the flood plaiﾐ of the “aliﾐas Ri┗er iﾐ their ﾐatural state as opeﾐ 
spaIe, ┘hile allo┘iﾐg ﾏodifiIatioﾐs as ﾐeeded for flood ﾏaﾐageﾏeﾐt.  Retaiﾐ these 
laﾐds iﾐ pri┗ate o┘ﾐership ┘ith aﾐ opeﾐ spaIe easeﾏeﾐt or aIケuire iﾐ fee esseﾐtial 
properties for additioﾐ to the Couﾐty parks systeﾏ. 

Policy 4‐5  Pre┗eﾐt ┘ater pollutioﾐ, Ioﾐsisteﾐt ┘ith federal aﾐd state ┘ater poliIies aﾐd staﾐdards, 
iﾐIludiﾐg Hut ﾐot liﾏited to the federal Cleaﾐ Water AIt, “afe Driﾐkiﾐg Water AIt, aﾐd 
Natioﾐal Pollutaﾐt DisIharge Eliﾏiﾐatioﾐ “ysteﾏ ふNPDE“ぶ. 
De┗elopﾏeﾐt projeIt shall use Lo┘ IﾏpaIt De┗elopﾏeﾐt strategies to the greatest 
e┝teﾐt praItiIaHle. 

Policy 4‐6  Address Hluff retreat oﾐ the east side of the “aliﾐas Ri┗er ┘heﾐ Ioﾐsideriﾐg ﾐe┘ 
de┗elopﾏeﾐt.  

Policy 4‐7  Preser┗e oak trees aﾐd other ﾐati┗e or historiIally sigﾐifiIaﾐt trees. Desigﾐ de┗elopﾏeﾐt 
to iﾐIorporate these trees to the ﾏa┝iﾏuﾏ e┝teﾐt feasiHle, gi┗iﾐg highest priority to 
a┗oidiﾐg iﾏpaIts to the trees. If it is deterﾏiﾐed that IoﾐstruItioﾐ ﾏay iﾏpaIt trees 
proteIted Hy the Couﾐty, the appliIaﾐt shall proIure all ﾐeIessary tree reﾏo┗al perﾏits. 
Trees proteIted Hy the Couﾐty iﾐIlude aﾐy e┝istiﾐg trees ┘ithiﾐ urHaﾐ or ┗illage reser┗e 
liﾐes ┘ith the e┝Ieptioﾐ of those stated iﾐ “eItioﾐ ヲヲ.ヵヶ.ヰヲヰ.A of the Laﾐd Use 
OrdiﾐaﾐIe. A tree proteItioﾐ plaﾐ shall He de┗eloped Hy a Iertified arHorist as 
appropriate aﾐd iﾐ IoﾐforﾏaﾐIe ┘ith Couﾐty staﾐdards regardiﾐg oak proteItioﾐ. The 
plaﾐ shall iﾐIlude, Hut ┘ould ﾐot He liﾏited to, aﾐ iﾐ┗eﾐtory of trees to ┘ithiﾐ the 
IoﾐstruItioﾐ site, setHaIks froﾏ trees aﾐd proteIti┗e feﾐIiﾐg, restriItioﾐs regardiﾐg 
gradiﾐg aﾐd pa┗iﾐg ﾐear trees, direItioﾐ regardiﾐg pruﾐiﾐg aﾐd diggiﾐg ┘ithiﾐ root zoﾐe 
of trees, aﾐd reケuireﾏeﾐts for replaIeﾏeﾐt aﾐd ﾏaiﾐteﾐaﾐIe of trees. If proteIted 
trees ┘ill He reﾏo┗ed, replaIeﾏeﾐt tree plaﾐtiﾐgs of like speIies iﾐ aIIordaﾐIe ┘ith 
Couﾐty staﾐdards. If a proteIted tree shall He eﾐIroaIhed upoﾐ Hut ﾐot reﾏo┗ed, a 
Iertified arHorist shall He preseﾐt to o┗ersee all triﾏﾏiﾐg of roots aﾐd HraﾐIhes. 

Policy 4‐8  Coﾐsisteﾐt ┘ith state ┘ater effiIieﾐIy staﾐdards, reケuire the use of ﾐati┗e, drought 
toleraﾐt plaﾐts iﾐ laﾐdsIapiﾐg for ﾐe┘ de┗elopﾏeﾐt, iﾐIludiﾐg pri┗ate aﾐd puHliI 
projeIts.  
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Policy 4‐9  Maiﾐtaiﾐ a sustaiﾐaHle ┘ater supply Hy: 

aぶ EﾐIouragiﾐg ┘ater Ioﾐser┗atioﾐ prograﾏs; 
Hぶ Ma┝iﾏiziﾐg grouﾐd┘ater repleﾐishﾏeﾐt Hy iﾐIreasiﾐg the iﾐfiltratioﾐ of ruﾐoff 

iﾐ puHliI aﾐd pri┗ate spaIes; 
Iぶ Coﾐsideriﾐg the use of reIyIled ┘ater for laﾐdsIapiﾐg of parks, streetsIapes, 

aﾐd opeﾐ spaIe areas iﾐ ﾐe┘ de┗elopﾏeﾐts; 
dぶ “eekiﾐg suppleﾏeﾐtal ┘ater;  
eぶ OHtaiﾐiﾐg ﾐeIessary perﾏits to allo┘ e┝traItioﾐ of “aliﾐas Ri┗er uﾐderflo┘ as a 

sourIe for the ﾏuﾐiIipal ┘ater systeﾏ.    
Policy 4‐1ヰ  Special Status Species Habitat Loss Miﾐiﾏizatioﾐ. The Couﾐty eﾐIourages preser┗atioﾐ 

or eﾐhaﾐIeﾏeﾐt of uplaﾐd haHitat for ┘ildlife speIies to the ﾏa┝iﾏuﾏ e┝teﾐt feasiHle 
oﾐ parIels Ioﾐtaiﾐiﾐg suitaHle haHitat ふe.g. areas used for foragiﾐg, Hreediﾐg, dispersal, 
etI.ぶ.  To  the  e┝teﾐt  feasiHle,  haHitat  preser┗atioﾐ  aﾐd  eﾐhaﾐIeﾏeﾐt  should  proﾏote 
regioﾐal IoﾐﾐeIti┗ity aﾐd disIourage isolated haHitat.  

Policy 4‐11  Iﾐ  order  to  ﾏitigate  for  the  loss  of  “aﾐ  Joaケuiﾐ  kit  fo┝  ふ“JKFぶ  haHitat  Hy  applyiﾐg 
Ioﾏpeﾐsatory iﾏpaIt, the follo┘iﾐg ﾏitigatioﾐ ratios shall apply, Hased oﾐ the loIatioﾐ 
of de┗elopﾏeﾐt ふFigure ヴ.ヴ‐ヶぶ:  

a. Lo┘ ケuality “JKF haHitat ┗alue of ┘ithiﾐ De┗eloped‐UrHaﾐ areas: No ratio 
H. De┗eloped‐Rural areas: 1:1 
I. AgriIultural areas Iurreﾐtly iﾐ ┗iﾐeyard produItioﾐ: 1:1 
d. AgriIultural forage produItioﾐ areas: ヲ:1  
e. All  other  areas  Ioﾐsistiﾐg  of  ﾏediuﾏ  ケuality  haHitat  assoIiated  ┘ith  the 

property.  “aliﾐas Ri┗er: ヲ:1 
f. High ケuality haHitat: ヴ:1 

 
Policy 4‐1ヲ  Trail  Developﾏeﾐt  ‐  Sensitive  Coﾏﾏunities  Miniﾏization.  To  the  ﾏa┝iﾏuﾏ  e┝teﾐt 

feasiHle, trail de┗elopﾏeﾐt should He desigﾐed to a┗oid iﾏpaIts to ┘illo┘‐Iottoﾐ┘ood 
ripariaﾐ forest. 
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Cultural Resources Policies 

Policy 4‐1ン  Rather  thaﾐ ﾏitigatiﾐg  for  disturHed  or  destroyed  Iultural  resourIes,  gi┗e  priority  to 
de┗elopﾏeﾐt  projeIts  that  a┗oid  iﾏpaIts  aﾐd  proteIt  aﾐd  preser┗e  arIhaeologiIal 
resourIes aﾐd sigﾐifiIaﾐt historiI resourIes to the ﾏa┝iﾏuﾏ e┝teﾐt feasiHle.   
 

a. Disturbaﾐce  of  Historical  Resources. Where  preser┗atioﾐ  is  ﾐot  feasiHle,  the 
sigﾐifiIaﾐIe  of  eaIh  resourIe  shall  He  e┗aluated  aIIordiﾐg  to  Iurreﾐt 
professioﾐal  staﾐdards  aﾐd  appropriate  ﾏitigatioﾐ  ﾏeasures  shall  He 
iﾏpleﾏeﾐted  prior  to  Couﾐty  appro┗al  of  aﾐy  de┗elopﾏeﾐt.  Mitigatioﾐ  ﾏay 
iﾐIlude,  Hut  ﾐot  He  liﾏited  to,  data  reIo┗ery  aﾐd  graphiI  doIuﾏeﾐtatioﾐ 
ふphotographs, dra┘iﾐgs, etI.ぶ.   

 
Alteratioﾐs  aﾐd/or  the  adapti┗e  reuse of  historiIal  resourIes  shall  Ioﾐforﾏ  to 
the  “eIretary  of  the  Iﾐterior’s  “taﾐdards.  Prior  to  a  projeIt’s  appro┗al,  the 
Couﾐty  should  Ioﾐfirﾏ  that  a  proposed  projeIt  that  Ioﾐtaiﾐs  a  historiIal 
resourIe ┘ill Ioﾐforﾏ to the “eIretary of the Iﾐterior’s “taﾐdards, or iﾏpleﾏeﾐt 
other  feasiHle  ﾏitigatioﾐ  ﾏeasures  suIh  that  sigﾐifiIaﾐt  ad┗erse  iﾏpaIts  oﾐ 
historiI resourIes ┘ill He reduIed or a┗oided. 

Policy 4‐14  ProteIt aﾐd preser┗e sigﾐifiIaﾐt laﾐdsIape features, iﾐIludiﾐg ﾐati┗e trees, ripariaﾐ 
┗egetatioﾐ, aﾐd trees ┘ith sigﾐifiIaﾐt aesthetiI or historiI sigﾐifiIaﾐIe related to the 
Ioﾏﾏuﾐity’s Iultural heritage. 

Eﾐergy Coﾐservatioﾐ Policies 
Policy 4‐15  EﾐIourage eﾐergy‐effiIieﾐt retrofit of e┝istiﾐg struItures throughout the Ioﾏﾏuﾐity.   
Policy 4‐16  Work ┘ith IoﾏﾏerIial property o┘ﾐers aﾐd sﾏall Husiﾐess o┘ﾐers to reduIe eﾐergy 

usage aﾐd iﾏpro┗e the eﾐergy effiIieﾐIy of their Huildiﾐgs.   
Policy 4‐17  Coﾐser┗e ┘ater iﾐdoors aﾐd iﾐ laﾐdsIapiﾐg, aﾐd use ┘ater reIyIliﾐg.   
Policy 4‐18  Iﾏpleﾏeﾐt さgreeﾐ Huildiﾐgざ teIhﾐiケues aﾐd sustaiﾐaHle desigﾐ throughout “aﾐ Miguel. 
Policy 4‐19  EﾐIourage Huildiﾐg aﾐd site desigﾐs that take ad┗aﾐtage of solar e┝posure aﾐd eﾐergy, 

partiIularly ┘ith larger de┗elopﾏeﾐt projeIts. 
Policy 4‐ヲヰ  EﾐIourage the use of laﾐdsIape features that aid iﾐ regulatiﾐg the teﾏperature of 

Huildiﾐgs aﾐd that iﾐ parkiﾐg lots reduIe さsolar gaiﾐざ iﾐ suﾏﾏer aﾐd allo┘ さsolar gaiﾐざ 
iﾐ ┘iﾐter. 

Policy 4‐ヲ1  “upport the use of reﾐe┘aHle, loIally‐sourIed aﾐd eﾐ┗iroﾐﾏeﾐtally superior Huildiﾐg 
ﾏaterials aﾐd produIts. 

Policy 4‐ヲヲ  EﾐIourage site desigﾐ aﾐd IirIulatioﾐ patterﾐs that eﾐaHle reduIiﾐg ┗ehiIle trips. 
Traﾐsportatioﾐ aﾐd Circulatioﾐ Policies 

Policy 5‐1  Pro┗ide for a safe aﾐd effiIieﾐt IirIulatioﾐ ﾐet┘ork for the ﾏo┗eﾏeﾐt of people aﾐd 
goods for ﾏotorized ┗ehiIles, pedestriaﾐs, HiIyIles, aﾐd Huses. 
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Policy 5‐ヲ  EstaHlish aﾐ iﾐterIoﾐﾐeIted IirIulatioﾐ systeﾏ Het┘eeﾐ ┗arious laﾐd uses aﾐd 

ﾐeighHorhoods ┘ithiﾐ the Ioﾏﾏuﾐity, disIourage dead‐eﾐd streets, aﾐd eﾐIourage  use 
of alterﾐati┗e traﾐsportatioﾐ ﾏodes that result iﾐ reduIed ┗ehiIle ﾏiles tra┗eled, aﾐd to 
ﾏiﾐiﾏize eﾏergeﾐIy respoﾐse tiﾏes. 

Policy 5‐ン  Iﾐ support of efforts to proﾏote さIoﾏplete streets,ざ ﾏake puHliI streets, trails, aﾐd 
Hike┘ays aﾐ esseﾐtial Ioﾏpoﾐeﾐt of Ioﾏﾏuﾐity life Hy: 
• EﾐIouragiﾐg struItures to ha┗e their priﾏary eﾐtraﾐIes aloﾐg street froﾐtages. 
• “eparatiﾐg ┗ehiIle aﾐd pedestriaﾐ traffiI. 
• Plaﾐﾐiﾐg for opeﾐ spaIe aﾐd puHliI aﾏeﾐities aloﾐg the street froﾐtage 
• DisIouragiﾐg さ┘alled offざ de┗elopﾏeﾐts. 

Policy 5‐4  DisIourage siﾐgle‐oIIupaﾐt ┗ehiIle trips aﾐd eﾐIourage a ﾏi┝ of laﾐd uses that ┘ill 
reduIe ┗ehiIle ﾏiles tra┗eled. 

Policy 5‐5  Create  HiIyIle,  pedestriaﾐ  aﾐd  reIreatioﾐal  paths.    These  paths  should  He 
iﾐterIoﾐﾐeIted aﾐd, ┘here  feasiHle,  iﾐdepeﾐdeﾐt of  road┘ays.   Utilize  traffiI  Ioﾐtrols 
aﾐd  traffiI  Ialﾏiﾐg  features,  as  appropriate,  to  help  Ireate  a  safe  aﾐd  eﾐjoyaHle 
eﾐ┗iroﾐﾏeﾐt. 
 

Policy 5‐6  Rather  thaﾐ  plaﾐﾐiﾐg  for  fraItured  side┘alk  iﾏpro┗eﾏeﾐts  throughout  to┘ﾐ,  priority 
should He gi┗eﾐ to de┗elopiﾐg a ﾐet┘ork of path┘ays that IoﾐﾐeIt Ioﾏﾏuﾐity faIilities 
aﾐd ┗isitor‐ser┗iﾐg destiﾐatioﾐs. 

Policy 5‐7  Maiﾐtaiﾐ adeケuate le┗els of ser┗iIe aﾐd pa┗eﾏeﾐt Ioﾐditioﾐs oﾐ puHliI roads. 
Policy 5‐8  Reケuire ﾐe┘ de┗elopﾏeﾐt to safely aIIoﾏﾏodate aﾐtiIipated traffiI ┗oluﾏes, off‐

street parkiﾐg, aﾐd draiﾐage. 
Policy 5‐9  Plaﾐ for traﾐsportatioﾐ iﾐfrastruIture aﾐd ﾏulti‐user IoﾐﾐeIti┗ity to He e┝teﾐded to the 

proposed Ioﾏﾏuﾐity e┝paﾐsioﾐ areas ふrefer to Chapter ンぶ.   
Policy 5‐1ヰ  Iﾏpro┗e safety aloﾐg the railroad Iorridor.   
Policy 5‐11  Take  sight  distaﾐIe  iﾐto  Ioﾐsideratioﾐ  ┘heﾐ  plaﾐﾐiﾐg  the  loIatioﾐ  of  truIk  loadiﾐg 

zoﾐes. 
Policy 5‐1ヲ  Prioritize IirIulatioﾐ projeIts that also aIhie┗e other goals of the Ioﾏﾏuﾐity plaﾐ.  For 

e┝aﾏple, iﾐfrastruIture speﾐdiﾐg should He foIused iﾐ areas that support safe routes to 
sIhool or de┗elopﾏeﾐt of the Ioﾏﾏuﾐity’s historiI ┘alkiﾐg trail.   

Policy 5‐1ン  DisIourage  pri┗ate  roads  iﾐ  ﾐe┘  suHdi┗isioﾐs  aﾐd  de┗elopﾏeﾐts,  uﾐless  a  roHust 
parkiﾐg eﾐforIeﾏeﾐt prograﾏ is iﾐIluded.   

Policy 5‐14  “upport  CalTraﾐs’  efforts  to  upgrade  U“  High┘ay  1ヰ1  Het┘eeﾐ  “aﾐ Miguel  aﾐd  Paso 
RoHles to free┘ay staﾐdards Hy plaﾐﾐiﾐg for a froﾐtage road IoﾐﾐeItioﾐ froﾏ Ceﾏetery 
Road to “aﾐ MarIos Road.   

School Policies 
Policy 6‐1  Coordiﾐate early ┘ith the “aﾐ Miguel Joiﾐt Uﾐioﾐ “Ihool DistriIt aﾐd the Paso RoHles 

Joiﾐt Uﾐified “Ihool DistriIt oﾐ the plaﾐﾐiﾐg, loIatioﾐ, aﾐd IoﾐstruItioﾐ of ﾐe┘ sIhools 
to ideﾐtify aﾐd resol┗e aﾐy plaﾐﾐiﾐg aﾐd laﾐd use issues aﾐd to eﾐsure that the faIilities 
are IoﾐstruIted iﾐ a tiﾏely fashioﾐ relati┗e to the phasiﾐg of resideﾐtial de┗elopﾏeﾐt.   
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Policy 6‐ヲ  Ne┘ Iaﾏpuses should He loIated ┘ithiﾐ ┘alkiﾐg distaﾐIe of the ﾏa┝iﾏuﾏ ﾐuﾏHer or 

resideﾐIes possiHle.   
Policy 6‐ン  Ne┘ eleﾏeﾐtary sIhools should ﾐot He loIated oﾐ aﾐ arterial road.   
Policy 6‐4  Work to┘ard pro┗idiﾐg eduIatioﾐal faIilities that adeケuately ser┗e the gro┘iﾐg 

populatioﾐ.   
Parks aﾐd Recreatioﾐ Policies 

Policy 6‐5  Pro┗ide a ┗ariety of park aﾐd reIreatioﾐ faIilities for all resideﾐts iﾐ order to proﾏote a 
healthy Ioﾏﾏuﾐity.   

Policy 6‐6  Pro┗ide Ioﾏﾏuﾐity aﾐd ﾐeighHorhood parklaﾐd at a ﾏiﾐiﾏuﾏ ratio of ン.ヰ aIres per 
1,ヰヰヰ resideﾐts.   

Policy 6‐7  Eﾐsure that ﾐe┘ resideﾐtial ﾐeighHorhoods ha┗e suffiIieﾐt area for Ihildreﾐ to play iﾐ 
aﾐ easily aIIessiHle aﾐd ┗isiHle loIatioﾐ.  

Policy 6‐8  Iﾐ┗ol┗e the Couﾐty “heriff early oﾐ iﾐ the desigﾐ proIess for ﾐe┘ parks aﾐd reIreatioﾐal 
faIilities, partiIularly those loIated iﾐ the “aliﾐas Ri┗er floodplaiﾐ.  Measures the “heriff 
reIoﾏﾏeﾐds  should  He  iﾐIorporated  iﾐto  the  desigﾐ  of  the  projeIt  to  eﾐsure  Iriﾏe 
pre┗eﾐtioﾐ.   

Fire aﾐd Eﾏergeﾐcy Policies 
Policy 6‐9  Pro┗ide adeケuate le┗els of ser┗iIe as the populatioﾐ iﾐIreases. 
Policy 6‐1ヰ  Eﾐsure that “aﾐ Miguel Fire Departﾏeﾐt has aﾐ opportuﾐity to pro┗ide adeケuate iﾐput 

iﾐto fire safety reケuireﾏeﾐts for iﾐdi┗idual de┗elopﾏeﾐt projeIts.   
Policy 6‐11  Plaﾐ aﾐ iﾐterIoﾐﾐeIted street systeﾏ to ﾏiﾐiﾏize eﾏergeﾐIy respoﾐse tiﾏes.   
Policy 6‐1ヲ  Miﾐiﾏize the risk of persoﾐal iﾐjury, property daﾏage, aﾐd eﾐ┗iroﾐﾏeﾐtal daﾏage froﾏ 

fire, hazardous IheﾏiIal releases, ﾐatural aﾐd huﾏaﾐ‐ﾏade disasters through 
suHdi┗isioﾐ aﾐd de┗elopﾏeﾐt desigﾐ.   

Law Eﾐforceﾏeﾐt Policies 
Policy 6‐1ン  Pro┗ide adeケuate le┗els of ser┗iIe as the populatioﾐ iﾐIreases. 

Solid Waste Disposal Policies 
Policy 6‐14  Eﾐsure that adeケuate IapaIity for solid ┘aste is a┗ailaHle for the Ioﾏﾏuﾐity.   
Policy 6‐15  Ma┝iﾏize opportuﾐities for ┘aste reduItioﾐ aﾐd reIyIliﾐg.   

Coﾏﾏuﾐity Facilities Policies 
Policy 6‐16  Pro┗ide puHliI aﾐd Iultural faIilities that IoﾐtriHute to the Ioﾏﾏuﾐity’s positi┗e iﾏage, 

eﾐhaﾐIe Ioﾏﾏuﾐity ideﾐtify, aﾐd ﾏeet the Ii┗iI aﾐd soIial ﾐeeds of the Ioﾏﾏuﾐity.   
Policy 6‐17  Upgrade aﾐd re┗italize Ioﾏﾏuﾐity faIilities to ser┗e the loIal populatioﾐ iﾐ a tiﾏely 

ﾏaﾐﾐer relati┗e to the phasiﾐg for resideﾐtial de┗elopﾏeﾐt.   
Policy 6‐18  “upport de┗elopﾏeﾐt of health Iare faIilities aﾐd the pro┗isioﾐ of safe, affordaHle, aﾐd 

ケuality elder Iare aﾐd Ihild Iare faIilities aﾐd ser┗iIes for faﾏilies ┘ho reside aﾐd ┘ork 
iﾐ “aﾐ Miguel.   

Policy 6‐19  Where feasiHle, loIate Ioﾏﾏuﾐity faIilities oﾐ sites shared ┘ith other puHliI faIilities 
suIh as a sIhool.   

Attachment 2 - San Miguel Community Plan Update - 

Planning Commission Recommended Changes

33 of 445



 

Page | 1‐ヲヰ 
 

Table 1-A:  San Miguel Community Plan Policies 

Nuﾏber  Policy 
Policy 6‐ヲヰ  MaiﾐteﾐaﾐIe  respoﾐsiHilities  of  do┘ﾐto┘ﾐ  streetsIapes  aﾐd  puHliIly  iﾐstalled 

laﾐdsIapiﾐg should traﾐsfer froﾏ ┗oluﾐteer orgaﾐizatioﾐs to the “aﾐ Miguel Coﾏﾏuﾐity 
“er┗iIes DistriIt, through its lightiﾐg aﾐd laﾐdsIape distriIt po┘ers.   

Water Systeﾏ Policies 
Policy 7‐1  Pro┗ide aﾐ adeケuate, sustaiﾐaHle ┘ater supply aﾐd deli┗ery systeﾏ for the Ioﾏﾏuﾐity 

of “aﾐ Miguel.  The systeﾏ should ha┗e adeケuate ┘ater supply aﾐd ケuality to ser┗e the 
future ﾐeeds of the Ioﾏﾏuﾐity, iﾐIludiﾐg eﾏergeﾐIy aﾐd fire pre┗eﾐtioﾐ ser┗iIes.   

Policy 7‐ヲ  As the Ioﾏﾏuﾐity e┝paﾐds to the ﾐorth aloﾐg the “aliﾐas Ri┗er, seek to preser┗e the 
ripariaﾐ ┘ater rights appurteﾐaﾐt to those properties.   

Wastewater Policies 
Policy 7‐ン  Pro┗ide ┘aste┘ater treatﾏeﾐt ser┗iIes to ﾏeet the ﾐeeds of the Ioﾏﾏuﾐity of “aﾐ 

Miguel.  “aﾐ La┘reﾐIe TerraIe ﾏay Ioﾐtiﾐue to He ser┗ed Hy iﾐdi┗idual oﾐ‐site septiI 
systeﾏs, Hut plaﾐs to e┝teﾐd the IolleItioﾐ systeﾏ to the area should He de┗eloped. 

Policy 7‐4  Desigﾐ upgrades to the ┘aste┘ater treatﾏeﾐt plaﾐt, to iﾐIrease IapaIity to ser┗e 
future gro┘th, ┘hile at the saﾏe tiﾏe addressiﾐg other Ioﾏﾏuﾐity plaﾐ goals.  For 
e┝aﾏple, Ioﾐsider iﾐIreasiﾐg ┘aste┘ater IapaIity Hy addiﾐg or e┝paﾐdiﾐg perIolatioﾐ 
poﾐds iﾐ a ┘ay that ┘ould also ﾏa┝iﾏize grouﾐd┘ater repleﾐishﾏeﾐt.   

Policy 7‐5  Look iﾐto the feasiHility of IoﾏHiﾐiﾐg ┘aste┘ater treatﾏeﾐt aIti┗ities ┘ith Heritage 
RaﾐIh aﾐd Caﾏp RoHerts. “uIh a faIility Iould treat ┘aste┘ater to tertiary le┗els aﾐd 
pro┗ide it to ┗iﾐeyards for irrigatioﾐ.  

Policy 7‐6  A┗oid the use of se┘age puﾏp/lift statioﾐs iﾐ ﾐe┘ suHdi┗isioﾐ desigﾐ.  
Storﾏwater Draiﾐage Policies 

Policy 7‐7  Pro┗ide Ioﾏpreheﾐsi┗e storﾏ┘ater ﾏaﾐageﾏeﾐt to ﾏiﾐiﾏize floodiﾐg aﾐd property 
daﾏage throughout the Ioﾏﾏuﾐity.   

Policy 7‐8  Desigﾐ aﾐd IoﾐstruIt a storﾏ┘ater systeﾏ that ﾏiﾐiﾏizes iﾏpaIts to surfaIe aﾐd 
grouﾐd┘ater aﾐd ﾏaiﾐtaiﾐs ri┗ers aﾐd Ireeks iﾐ their ﾐatural state.   

Policy 7‐9  Reケuire the use of suitaHle Lo┘ IﾏpaIt De┗elopﾏeﾐt ふLIDぶ teIhﾐiケues aﾐd Hest 
ﾏaﾐageﾏeﾐt praItiIes iﾐ site desigﾐ aﾐd de┗elopﾏeﾐt, Hoth oﾐ pri┗ate aﾐd puHliI laﾐd.  

Policy 7‐1ヰ  Grouﾐd┘ater reIharge shall He a priority iﾐ storﾏ┘ater aﾐd draiﾐage systeﾏ desigﾐ.   
Policy 7‐11  De┗elop iﾐ a ﾏaﾐﾐer that ﾏiﾐiﾏizes risks to life aﾐd property assoIiated ┘ith floodiﾐg.   
Policy 7‐1ヲ  Coﾐsider optioﾐs to address Ihaﾐges iﾐ floodiﾐg hazards should Iliﾏate Ihaﾐge alter 

historiI floodiﾐg patterﾐs. 
Utilities Policies 

Policy 7‐1ン  Coordiﾐate ┘ith utility Ioﾏpaﾐies to pro┗ide the Ioﾏﾏuﾐity ┘ith a full array of reliaHle 
utility ser┗iIes.   

Policy 7‐14  EﾐIourage the use of reﾐe┘aHle eﾐergy sourIes, suIh as iﾐdi┗idual solar systeﾏs, iﾐ 
ﾐe┘ de┗elopﾏeﾐt projeIts aﾐd reﾏodels of e┝istiﾐg struItures.   

Policy 7‐15  Reケuire ﾐe┘ suHdi┗isioﾐs to iﾐstall fiHer optiI Ioﾐduits as part of their puHliI 
iﾏpro┗eﾏeﾐts oHligatioﾐs. 
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Table 1-A:  San Miguel Community Plan Policies 

Nuﾏber  Policy 
Policy 7‐16  Coordiﾐate uﾐdergrouﾐd utility ┘ork aloﾐg 1ヰth “treet aﾐd Ri┗er Road iﾐ order to iﾐstall 

fiHer optiI Ioﾐduits to ser┗e the IoﾏﾏerIial areas aloﾐg Iﾐdiaﾐ Valley Road aﾐd 
Ceﾏetery Road. 

 

1-11:   Authority 

Coﾐteﾐt,  adoptioﾐs,  aﾐd  suHseケueﾐt  aﾏeﾐdﾏeﾐt  of  a  Ioﾏﾏuﾐity  plaﾐ  are  go┗erﾐed  Hy  the  Califorﾐia 
Go┗erﾐﾏeﾐt aﾐd PuHliI ResourIes Codes.  A Ioﾏﾏuﾐity plaﾐ is adopted as aﾐ aﾏeﾐdﾏeﾐt to the Couﾐty 
Geﾐeral Plaﾐ, ┘hiIh ﾏay oﾐly He aﾏeﾐded  four  tiﾏes per  Ialeﾐdar year  ふCaliforﾐia Go┗erﾐﾏeﾐt Code, 
“eItioﾐ ヶヵンヵ8ぶ.   

“eItioﾐ ヲ1ヰ8ン.ン of the Califorﾐia PuHliI ResourIes Code reケuires a Ioﾏﾏuﾐity plaﾐ to iﾐIlude or pro┗ide 
refereﾐIe to eaIh of the se┗eﾐ ﾏaﾐdatory eleﾏeﾐts ふLaﾐd Use, CirIulatioﾐ, Housiﾐg, Noise, Coﾐser┗atioﾐ, 
Opeﾐ  “paIe,  aﾐd  “afetyぶ  of  a  geﾐeral  plaﾐ  speIified  iﾐ  §ヶヵンヰヲ  of  the  Califorﾐia  Go┗erﾐﾏeﾐt  Code.  A 
Ioﾏﾏuﾐity plaﾐ ﾐeed ﾐot address all  the  issues speIified  iﾐ §ヶヵンヰヲ,  if  the o┗erall geﾐeral plaﾐ,  iﾐ  this 
Iase, the “aﾐ Luis OHispo Couﾐty Geﾐeral Plaﾐ, satisfies these reケuireﾏeﾐts. A Ioﾏﾏuﾐity plaﾐ, ho┘e┗er, 
ﾏust Ioﾐtaiﾐ speIifiI de┗elopﾏeﾐt poliIies aﾐd ideﾐtify ﾏeasures to iﾏpleﾏeﾐt those poliIies. 

Coﾏﾏuﾐity plaﾐs should He updated periodiIally to Ioﾐforﾏ to Ihaﾐges iﾐ Califorﾐia la┘ aﾐd other legal 
reケuireﾏeﾐts,  aﾐd  to  refleIt  Ihaﾐges  iﾐ  loIal  populatioﾐ,  laﾐd  de┗elopﾏeﾐt  patterﾐs,  aﾐd  puHliI 
seﾐtiﾏeﾐt.  Iﾐ  additioﾐ,  the  Ioﾐditioﾐs  aﾐd  assuﾏptioﾐs  that  forﾏ  the  Hasis  of  a  Ioﾏﾏuﾐity  plaﾐ ﾏay 
Ihaﾐge  due  to  fluItuatioﾐs  iﾐ  populatioﾐ,  the  eIoﾐoﾏy,  de┗elopﾏeﾐt  iﾐ  the  surrouﾐdiﾐg  regioﾐ,  aﾐd 
other faItors. 
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Chapter 2:  Population and Economy 

Wheﾐ Ioﾏﾏuﾐities uﾐdertake a loﾐg‐raﾐge plaﾐﾐiﾐg prograﾏ suIh as a Ioﾏﾏuﾐity plaﾐ, a IritiIal part 
of  the  eﾐtire  proIess  is  projeItiﾐg  future  gro┘th.    This  Ihapter  profiles  “aﾐ Miguel’s  populatioﾐ  aﾐd 
soIioeIoﾐoﾏiI IharaIteristiIs, Ioﾏpariﾐg past treﾐds, preseﾐt Ioﾐditioﾐs aﾐd future projeItioﾐs.  These 
projeItioﾐs guided preparatioﾐ of the eIoﾐoﾏiI de┗elopﾏeﾐt poliIies aﾐd prograﾏs iﾐ this Ihapter aﾐd 
the other poliIies aﾐd prograﾏs fouﾐd iﾐ this plaﾐ.  

This ケuote froﾏ the ヲヰヰン “aﾐ Miguel Desigﾐ Plaﾐ ┘as still 
┗ery rele┗aﾐt iﾐ ヲヰ1ヶ: 

“San Miguel’s population growth has been 
relatively modest…when compared to the rapid 
growth of Paso Robles, a ten minute drive away. 
Understandably, entrepreneurs looking for market 
support for new businesses have focused on Paso 
Robles. San Miguel needs the spark of something 
“new” to kindle the interest of businesses in 
locating in the community.” 

The poliIies aﾐd prograﾏs that follo┘ iﾐ “eItioﾐs ヲ‐ヲ.ヶ aﾐd ヲ‐ヲ.Α are iﾐteﾐded to help kiﾐdle iﾐterest iﾐ 
eIoﾐoﾏiI iﾐ┗estﾏeﾐt iﾐ “aﾐ Miguel. 

2-1:   Population 

“aﾐ  Miguel’s  populatioﾐ,  Hased  oﾐ  the  ヲヰ1ヰ  U.“. 
Ceﾐsus, ┘as ヲ,ンンヶ.  This represeﾐts aﾐ iﾐIrease of ヶヴ.ヵ 
perIeﾐt  froﾏ ヲヰヰヰ,  aﾐd a  Ioﾏpouﾐded aﾐﾐual  gro┘th 
rate  ふCAGRぶ of ヵ.1 perIeﾐt.    The gro┘th  iﾐ “aﾐ Miguel 
Het┘eeﾐ ヲヰヰヰ aﾐd ヲヰ1ヰ Iaﾐ largely He attriHuted to the 
de┗elopﾏeﾐt  of  t┘o  resideﾐtial  projeIts  oﾐ  the  ﾐorth 
eﾐd of the Ioﾏﾏuﾐity.  Iﾐ the pre┗ious deIade Het┘eeﾐ 
1ΓΓヰ  aﾐd  ヲヰヰヰ,  “aﾐ  Miguel’s  populatioﾐ  gre┘  ﾏuIh 
ﾏore  slo┘ly,  ┘ith  aﾐ  iﾐIrease  of  ヲヶ.ヴ  perIeﾐt  ふヲ.ヴ 
perIeﾐt CAGRぶ. Iﾐ Ioﾏparisoﾐ, “aﾐ Luis OHispo Couﾐty’s 
populatioﾐ as a ┘hole  iﾐIreased 1ン.ヵ perIeﾐt Het┘eeﾐ 
ヲヰヰヰ aﾐd ヲヰ1ヰ aﾐd 1ヴ perIeﾐt Het┘eeﾐ 1ΓΓヰ aﾐd ヲヰヰヰ.  

The Couﾐty’s  gro┘th  rate has Heeﾐ deIliﾐiﾐg  siﾐIe  the 
1Γ8ヰs, ┘ith a greater portioﾐ of the gro┘th due to ﾐet 
ﾏigratioﾐ  ふthe  differeﾐIe  Het┘eeﾐ  those  ﾏo┗iﾐg  iﾐto 
the  Iouﾐty  ┗ersus  lea┗iﾐg  the  Iouﾐtyぶ.  Net  ﾏigratioﾐ 
aIIouﾐted for appro┝iﾏately Αヵ perIeﾐt of the Iouﾐty’s 

• San Miguel’s population is significantly younger 

than the county as a whole.   

• The median age in San Miguel is 28.3 years 

compared to 41.5 years for the county. 

• Children under the age of 15 make up nearly 30 

percent of the population in San Miguel but only 

about 17 percent countywide.  

• The percentage of adults between the ages of 25 

to 39 is higher in San Miguel than the county as a 

whole. 

• The percentage of senior citizens in San Miguel is 

only one-third of that found countywide.   

• The primary working-age group (25 to 64 years 

old) in San Miguel is essentially the same as the 

county as a whole at about 51%.  

1. Based on 2010 U.S. Census    

POPULATION HIGHLIGHTS1  

Healthy Communities 

A healthy community is also an economically 

vibrant community.  Improvements like street trees 

and parks create a pleasant experience for 

residents and tourists alike.   
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gro┘th iﾐ the 1ΓΓヰ’s aﾐd appro┝iﾏately 8ヰ perIeﾐt siﾐIe ヲヰヰヰ.  Birth rates ha┗e deIliﾐed aloﾐg ┘ith a 
deIrease  iﾐ  youﾐg  professioﾐals  ┘ith  faﾏilies.  
Populatioﾐ  projeItioﾐs  oﾐ  a  state  aﾐd  regioﾐal  le┗el 
iﾐdiIate ﾏodest gro┘th rates iﾐ the Ioﾏiﾐg deIades.   

“aﾐ  Miguel’s  aﾐﾐual  gro┘th  rate  is  projeIted  to  He 
aHout 1.8 perIeﾐt  ふCAGRぶ  through ヲヰンヵ,  resultiﾐg  iﾐ a 
populatioﾐ  of  appro┝iﾏately  ン,ヶヶヰ.    TaHle  ヲ‐A  sho┘s 
the populatioﾐ projeItioﾐs for “aﾐ Miguel.   The projeIted de┗elopﾏeﾐt  iﾐ the URL Iould result  iﾐ ヴ1Α 
additioﾐal d┘elliﾐg uﾐits uﾐder  the Plaﾐ’s ヲヵ‐year horizoﾐ. The projeIted populatioﾐ  is Hased oﾐ ン.1Α 
persoﾐs per household.   The aItual ﾐuﾏHer of ﾐe┘ d┘elliﾐg uﾐits ﾏay ┗ary depeﾐdiﾐg oﾐ a ┗ariety of 
faItors suIh as aItual de┗elopﾏeﾐt deﾐsity, physiIal Ioﾐstraiﾐts aﾐd ﾏarket deﾏaﾐd.  

Table 2-A:  Population Projection 

Year 
Total Population Percent Increase1 

Annual Growth Rate 
(CAGR)2 

1990 1,123 --- --- 

2000 1,420  26% 2.4% 

20103 2,336  65% 5.1% 

2035 3,658  57%  1.8% 

Notes: 
1. The percentage increase in population during the 10-year period ending at the year 
indicated in that row. 
2. The compounded annual growth rate during the 10-year period ending at the year 
indicated in that row. 
3. The 2010 population has been adjusted from the information provided by the 2010 
Census because the Census Designated Place (CDP) for San Miguel is slightly different than 
the San Miguel URL. 

 

 

2-2:   Economic Development 

“aﾐ Miguel’s history has Heeﾐ ﾏarked Hy Hooﾏ aﾐd Hust IyIles, ofteﾐ iﾐ respoﾐse to fluItuatioﾐs iﾐ the 
agriIultural eIoﾐoﾏy aﾐd the ﾏilitary’s use of Caﾏp RoHerts.  Busiﾐesses iﾐ the Ioﾏﾏuﾐity fall priﾏarily 
iﾐto three Iategories:  agriIultural support, ┗isitor ser┗iIes, aﾐd ﾐeighHorhood retail.   

Although “aﾐ Miguel  is ser┗ed Hy a post offiIe, aﾐ eleﾏeﾐtary sIhool, a HraﾐIh Couﾐty liHrary, se┗eral 
restauraﾐts, aﾐd t┘o sﾏall Ioﾐ┗eﾐieﾐIe stores, ﾏuIh of the Ioﾏﾏuﾐity’s Husiﾐess aﾐd ser┗iIe ﾐeeds are 
ﾐot ﾏet loIally. This is e┗ideﾐt Hy the ﾐuﾏHer of eﾏployees that Ioﾏﾏute out of “aﾐ Miguel eaIh day 
aﾐd Hy the ﾐeed to dri┗e to Paso RoHles or other Ioﾏﾏuﾐities to oHtaiﾐ HasiI Ioﾏﾏodities aﾐd ser┗iIes. 

 

Knowing a community’s age distribution can 

aid the community in providing adequate 

services for the various age groups and 

household sizes. 
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2‐2.1: Economic	Development	Issues	
The eIoﾐoﾏiI de┗elopﾏeﾐt Ihalleﾐges faIiﾐg “aﾐ Miguel resideﾐts iﾐIlude: 

 
 High perIeﾐtage of out‐Ioﾏﾏutiﾐg Hy resideﾐts due to the relati┗ely  lo┘ ﾐuﾏHer of 

eﾏployﾏeﾐt opportuﾐities ┘ithiﾐ the Ioﾏﾏuﾐity 
 
 LaIk of shoppiﾐg opportuﾐities iﾐ “aﾐ Miguel 

 
 Lo┘ populatioﾐ 

 
 Liﾏited ┗isitor‐ser┗iﾐg uses 

 
 Pro┝iﾏity to the City of Paso RoHles 

 

2‐2.2: Economic	Goals	
As  part  of  the  ヲヰヰン  “aﾐ  Miguel  Desigﾐ  Plaﾐ,  resideﾐts  of  “aﾐ  Miguel  ideﾐtified  t┘o  priﾏary 
eIoﾐoﾏiI goals as the fouﾐdatioﾐ for that plaﾐ.  Those goals ha┗e Heeﾐ iﾐIorporated here. 

 
GOAL 1: Iﾏprove the coﾏﾏuﾐity’s ability to attract coﾏﾏercial developﾏeﾐt aﾐd housiﾐg for 
people of all iﾐcoﾏe levels. 
 
Resideﾐts  of  “aﾐ  Miguel  ┘aﾐt  to  eﾐIourage  the  de┗elopﾏeﾐt  of  a  ┘ider  raﾐge  of  housiﾐg 
opportuﾐities  for  all  iﾐIoﾏe  le┗els.  AttraItiﾐg  ﾏore  ﾏiddle  aﾐd  upper‐iﾐIoﾏe  housiﾐg  ┘ill 
reケuire  a  Ioordiﾐated  effort  to  さpolishざ  the  iﾏage  of  the  Ioﾏﾏuﾐity  iﾐ  order  to  pro┗ide  aﾐ 
appropriate Ioﾐte┝t  for ﾐe┘ de┗elopﾏeﾐt. The ┗isual  iﾏpressioﾐs Ireated Hy  the Ioﾐditioﾐ of 
pri┗ate  property  aﾐd  Hy  the  puHliI  streetsIape  are  eケually  iﾏportaﾐt  Ioﾏpoﾐeﾐts  of  “aﾐ 
Miguel’s iﾏage. 

   

The County’s economic policies strive for a balance between environmental and social needs and a 

strong and viable local economy.  They also seek to foster an arrangement of development that is 

concentrated and in close proximity to needed infrastructure and existing development. 

Private development investment and infrastructure improvements will help bring more shopping, 

services and job opportunities to San Miguel.  This index provides a guide to the Plan’s components 

that are aimed at helping San Miguel prosper. 

 Programs to attract businesses – see Programs 2-1, 2-2, and 2-6 (Section 2-2.7)  
 Advance planning for land use permits – See Program 2-9 (Section 2-2.7).  
 A variety in commercial zoning – see Section 3-2.3 and Figure 3-G 
 A plan for financing public facilities – see Chapter 8 

Planning for a Prosperous Community 
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GOAL ヲ: Proﾏote tourisﾏ to support local busiﾐess. 
 
Missioﾐ “aﾐ Miguel  is  the  Ioﾏﾏuﾐity’s ﾏost  sigﾐifiIaﾐt asset,  attraItiﾐg  thousaﾐds of  ┗isitors 
aﾐﾐually. Maﾐy ┗isitors see oﾐly the ﾏissioﾐ, aﾐd resuﾏe their  tra┗els, uﾐa┘are that a ┗isit  to 
do┘ﾐto┘ﾐ “aﾐ Miguel Iould eﾐriIh  their historiIal e┝perieﾐIe. Proﾏotioﾐ of  the Ioﾏﾏuﾐity’s 
other  historiIal  resourIes  Iaﾐ  pro┗ide  aﾐ  opportuﾐity  for  loIal  Husiﾐess  o┘ﾐers  to  Iapture  a 
larger  share  of  Iouﾐty  tourisﾏ  re┗eﾐue.  Aﾐtiケue  shops,  Iafes  aﾐd  restauraﾐts  appeal  to  the 
┗isitor ﾏarket aﾐd add a ﾏeasure of eIoﾐoﾏiI ┗itality that Iaﾐ eﾐIourage the estaHlishﾏeﾐt of 
ﾐe┘ Husiﾐesses to ser┗e loIal resideﾐts as ┘ell as ┗isitors. 

 

2‐2.3: Employment	
As highlighted  iﾐ TaHle ヲ‐B,  “aﾐ Miguel had a higher perIeﾐtage of  its populatioﾐ partiIipatiﾐg  iﾐ  the 
laHor forIe aﾐd a higher uﾐeﾏployﾏeﾐt rate thaﾐ the Iouﾐty as a ┘hole. 8ヶ.1 perIeﾐt of that laHor forIe 
┘as eﾏployed, ┘hiIh ┘as lo┘er thaﾐ the Iouﾐty┘ide figure of Γヲ.ヶ perIeﾐt.  As sho┘ﾐ iﾐ TaHle ヲ‐C, a 
sigﾐifiIaﾐt portioﾐ of the Iouﾐty’s ┘orkforIe ┘orks iﾐ a plaIe other thaﾐ their plaIe of resideﾐIe.  This is 
also true for “aﾐ Miguel. Therefore,  it  is  iﾏportaﾐt for the “aﾐ Miguel Coﾏﾏuﾐity Plaﾐ to pro┗ide the 
opportuﾐity  for  people  to  li┗e  aﾐd ┘ork  iﾐ  “aﾐ Miguel.  This  is  doﾐe  Hy  pro┗idiﾐg  the  laﾐd  use  areas, 
puHliI ser┗iIes aﾐd iﾐfrastruIture to aIIoﾏﾏodate eIoﾐoﾏiI gro┘th. 

 

Table 2-B:  Labor Force Comparison 

  

Labor Force in 20001 Labor Force in 20102 

San Miguel SLO County San Miguel SLO County 

Employment 
Status 

Number Percent Number Percent Number Percent3 Number Percent3 

In Labor Force 765 69.0% 116,869 58.3% 1,190 72.3% 133,542 59.3% 

  Employed 723 94.5% 109,669 93.8% 1,025 86.1% 123,660 92.6% 

  Unemployed 42 5.5% 6,911 5.9% 165 13.9% 9,882 7.4% 

Not in Labor 
Force 

344 31.0% 83,704 41.7% 457 27.7% 91,655 40.7% 

Population 
over 16 

1,109 100.0% 200,572 100.0% 1,6474 100% 225,1974 100% 

Data Sources: 1) 2000 Census; 2) 2010 Census and 2010 American Community Survey (ACS); 3) 2010 (ACS); 4) 2010 Census 

 

TaHle ヲ‐C sho┘s that roughly ヴ8 perIeﾐt of the ┘orkers iﾐ “aﾐ Miguel lea┗e to┘ﾐ eaIh day for their joHs, 
┘hiIh is IoﾏparaHle to the Iouﾐty a┗erage. Like┘ise, the ratio of ┘orkers ┘orkiﾐg outside of the Iouﾐty 
is also lo┘er thaﾐ the Iouﾐty as a ┘hole. 
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Table 2-C:  Estimate of Workers by Place of Work 

  San Miguel SLO County 

Job Location Number Percent Number Percent 

Work in County of Residence 930 90.7% 109,810 88.8% 

      Work in Town 439 42.8% 49,959  40.4% 

      Work out of Town 491 47.9% 59,851 48.4% 

Work out of County of Residence 95 9.3% 13,850 11.2% 

Total  1,025 100.0% 123,660 100.0% 

Source: Based on 2010 American Community Survey (ACS) for San Luis Obispo County and the 
Paso Robles Census County Division with estimates for San Miguel (2010 ACS information for 
“workers by place of work” is not produced for the San Miguel Census Designated Place). 

 
TaHle ヲ‐D  sho┘s  the distriHutioﾐ of  joHs Hy  iﾐdustry.    Thirty‐se┗eﾐ perIeﾐt of “aﾐ Miguel’s ┘orkforIe 
┘orks iﾐ agriIulture, IoﾐstruItioﾐ or ﾏaﾐufaIturiﾐg. For the Iouﾐty as a ┘hole, oﾐly aHout 1Α perIeﾐt of 
the ┘orkforIe is eﾏployed iﾐ those iﾐdustries.  The proportioﾐ of “aﾐ Miguel’s ┘orkforIe iﾐ retail trade, 
professioﾐal ser┗iIes aﾐd arts, eﾐtertaiﾐﾏeﾐt aﾐd reIreatioﾐ is oﾐ par ┘ith the Iouﾐty as a ┘hole. 

 

Table 2-D:  Worker by Industry 

 San Miguel SLO County 

Industry Number Percent Number Percent 

Ag, Forestry, Mining, etc. 65 6.3% 4,215 3.4% 

Construction 185 18.0% 9,418 7.6% 

Manufacturing 131 12.8% 7,677 6.2% 

Wholesale Trade 0 0.0% 2,968 2.4% 

Retail Trade 140 13.7% 15,250 12.3% 

Transportation, 
Warehousing and Utilities 

48 4.7% 5,080 4.1% 

Information 4 0.4% 2,350 1.9% 

Finance, Insurance and 
Real Estate 

10 1.0% 6,935 5.6% 

Professional Services 109 10.6% 13,624 11.0% 

Educational Services and 
Health Services 

65 6.3% 27,082 21.9% 

Arts, Entertainment And 
Recreation 

108 10.5% 14,345 11.6% 

Public Administration 14 1.4% 8,162 6.6% 

Other Services 146 14.2% 6,554 5.3% 

Total  1,025 100% 123,660 100% 

Source: Based on 2006-2010 American Community Survey 
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2‐2.4: Income	
TaHle ヲ‐E sho┘s the distriHutioﾐ of household iﾐIoﾏe iﾐ “aﾐ Miguel Ioﾏpared to the Iouﾐty as a ┘hole. 
The estiﾏated ﾏediaﾐ household  iﾐIoﾏe  iﾐ “aﾐ Miguel  iﾐ ヲヰ1ヰ ┘as aHout $ヴヲ,ヰヰヰ. The Iost of  li┗iﾐg 
aﾐd iﾐIoﾏes are geﾐerally higher iﾐ other parts of the Iouﾐty, aﾐd for the Iouﾐty as a ┘hole, the ﾏediaﾐ 
household iﾐIoﾏe iﾐ ヲヰ1ヰ ┘as aHout $ヵΑ,ヰヰヰ.  

 

Table 2-E:  Household Income 
 San Miguel SLO County 

Income Number Percent Number Percent 

Less than $10,000 52 7.0% 6,015 5.9% 

$10,000 to $14,999 0 0.0% 5,626 5.5% 

$15,000 to $24,999 92 12.5% 10,245 10.0% 

$25,000 to $34,999 69 9.3% 9,807 9.6% 

$35,000 to $49,999 219 29.8% 13,459 13.1% 

$50,000 to $74,999 92 12.5% 19,178 18.7% 

$75,000 to $99,999 161 21.8% 13,388 13.1% 

$100,000 to $149,999 29 3.9% 14,169 13.8% 

$150,000 to $199,000 23 3.1% 5,751 5.6% 

$200,000 or more 0 0.0% 4,796 4.7% 

Median Household 
Income  

$42,176 X 57,365 X 

Total 737 100.0% 102,434 100.0% 
Source: 2006-2010 American Community Survey 

 

2‐2.5: Housing	Market	
The housiﾐg ﾏarket iﾐ the Iouﾐty has seeﾐ geﾐerally iﾐIreasiﾐg ┗alues, despite a suHstaﾐtial deIliﾐe iﾐ 
┗alues after aHout ヲヰヰヶ.    TaHle ヲ‐F  ideﾐtifies ヲヰ1ヰ ┗alues of o┘ﾐer‐oIIupied hoﾏes  iﾐ “aﾐ Miguel as 
Ioﾏpared to the Iouﾐty as a ┘hole. AIIordiﾐg to the AﾏeriIaﾐ Coﾏﾏuﾐity “ur┗ey, the ﾏediaﾐ o┘ﾐer‐
oIIupied  hoﾏe  ┗alue  iﾐ  “aﾐ Miguel  iﾐ  ヲヰ1ヰ ┘as  aHout  $ヲΓヲ,8ヰヰ, ┘hile  the ﾏediaﾐ  o┘ﾐer‐oIIupied 

Attachment 2 - San Miguel Community Plan Update - 

Planning Commission Recommended Changes

43 of 445



Page | ヲ‐Α 
 

hoﾏe ┗alue  iﾐ the Iouﾐty as a ┘hole duriﾐg that tiﾏe ┘as aHout $ヵ1ン,Γヰヰ.  Iﾐ ヲヰ1ヶ, the ﾏediaﾐ sales 
priIe iﾐ “aﾐ Miguel ┘as oﾐly $ン1ヶ,ヵヰヰ1.   

Coﾏpariﾐg the ヲヰ1ヰ ﾏediaﾐ hoﾏe ┗alues to the 
┗alues  froﾏ  the  ヲヰヰヰ  Ceﾐsus,  there  ┘as  aﾐ 
iﾐIrease  iﾐ  ┗alue  of  aHout  1ヲン  perIeﾐt  iﾐ  the 
Iouﾐty as a ┘hole  ふfroﾏ $ヲンヰ,ヰヰヰ to $ヵ1ン,Γヰヰぶ 
aﾐd a ヲヴヶ perIeﾐt  iﾐIrease  iﾐ “aﾐ Miguel  ふfroﾏ 
$11Γ,ヰヰヰ to $ヲΓヲ,8ヰヰぶ. 

 

Table 2-F:  Home Value - Owner Occupied 

 San Miguel SLO County 

Value Number Percent Number Percent 

Less than $50,000 13 4.6% 1,534 2.4% 

$50,000 to $99,999 0 0% 1,327 2.1% 

$100,000 to $149,999 22 7.6% 1,220 1.9% 

$150,000 to $199,999 6 2.2% 1,715 2.7% 

$200,000 to $299,999 108 37.8% 4,551 7.2% 

$300,000 to $499,999 121 42.6% 20,056 31.9% 

$500,000 to $999,999 0 0% 26,638 42.4% 

$1,000,000 or more 15 5.2% 5,839 9.3% 

Median Home Value  $292,800 X $513,900 X 

Total  285 100.0% 62,880 100.0% 

Source: U.S. Census Bureau, 2006-2010 American Community Survey 

 

2‐2.6: Economic	Development	Policies		
PoliIy ヲ‐1: Proﾏote  “aﾐ  Miguel’s  historiI  aﾐd  Iultural  heritage  as  a  ┘ay  of  attraItiﾐg 

prospeIti┗e resideﾐts.   
 
PoliIy ヲ‐ヲ: “upport pri┗ate efforts to eﾐhaﾐIe “aﾐ Miguel’s do┘ﾐto┘ﾐ area. 
 
PoliIy ヲ‐ン: “eek  out  graﾐt  fuﾐdiﾐg  opportuﾐities  aﾐd  prioritize  iﾐfrastruIture  speﾐdiﾐg 

to┘ards  iﾏpro┗eﾏeﾐts  that  iﾐIrease  aﾐd  eﾐhaﾐIe  the  ケuality  of  life  iﾐ  “aﾐ 
Miguel.   

 
PoliIy ヲ‐ヴ: “upport  the  ﾏaiﾐteﾐaﾐIe  aﾐd  eﾐhaﾐIeﾏeﾐt  of  agriIultural  produItioﾐ  iﾐ  the 

rural areas surrouﾐdiﾐg “aﾐ Miguel.   

                                                            
1 Data sourIes:  zillo┘.Ioﾏ, trulia.Ioﾏ.   

The increase in home values has made it 

increasingly difficult for many households to 

afford buying a home.   
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PoliIy ヲ‐ヵ: Plaﾐ  for  retail  aﾐd  ser┗iIe  IoﾏﾏerIial.    Pro┗ide  opportuﾐities  for  appropriate 

IoﾏﾏerIial goods, ser┗iIes, aﾐd eﾏployﾏeﾐt to ser┗e the Ioﾏﾏuﾐity’s gro┘iﾐg 
populatioﾐ.   

 
PoliIy ヲ‐ヶ: EﾐIourage de┗elopﾏeﾐt that pro┗ides housiﾐg types for all iﾐIoﾏes, age le┗els, 

aﾐd faﾏily struItures.   
 
PoliIy ヲ‐Α: Create a Iliﾏate iﾐ ┘hiIh sﾏall Husiﾐesses Iaﾐ de┗elop aﾐd prosper.   
 
PoliIy ヲ‐8: IﾐIrease head‐of‐household eﾏployﾏeﾐt opportuﾐities.  Desigﾐate laﾐd for ﾐe┘ 

agriIultural support aﾐd speIialty ﾏaﾐufaIturiﾐg Husiﾐesses.   
 
PoliIy ヲ‐Γ: EﾐhaﾐIe “aﾐ Miguel’s ﾏost attraIti┗e features – sﾏall to┘ﾐ aﾏHiaﾐIe, Iultural 

aﾐd  historiIal  resourIes,  eﾐ┗iroﾐﾏeﾐtal  settiﾐg,  aﾐd  affordaHle  housiﾐg  –  to 
attraIt additioﾐal eIoﾐoﾏiI de┗elopﾏeﾐt.   

 
PoliIy ヲ‐1ヰ: “upport  li┗e‐┘ork  arraﾐgeﾏeﾐts.    Create  fle┝iHle  regulatioﾐs  that  allo┘ 

soﾏeoﾐe to operate a Husiﾐess aﾐd li┗e oﾐ the saﾏe property.   
 

2‐2.7: Economic	Development	Implementing	Programs		
Prograﾏ ヲ‐1: Ideﾐtify  aﾐd  recruit  the  types  of  busiﾐesses  that  caﾐ  succeed  iﾐ  Saﾐ Miguel.  

Work ┘ith key  iﾐdustries for the purpose of targeted ﾏarketiﾐg ふoﾐ a Iase‐Hy‐
Iase  Hasisぶ  to  retaiﾐ  or  e┝paﾐd  e┝istiﾐg  Husiﾐesses  aﾐd  attraIt  ﾐe┘  oﾐes. 
Ideﾐtify uﾐderrepreseﾐted  iﾐdustries  that ﾏay He attraIted  to “aﾐ Miguel aﾐd 
aIti┗ely  reIruit  theﾏ.  The  follo┘iﾐg  strategies  should  He  Ioﾐsidered  iﾐ 
iﾏpleﾏeﾐtiﾐg this prograﾏ: 

 
aぶ Ideﾐtify  the  types  of  e┝istiﾐg  aﾐd  poteﾐtial  busiﾐesses  that  caﾐ 

succeed iﾐ Saﾐ Miguel. 

“oﾏe of  the  types of Husiﾐesses  that pro┗ide goods or  ser┗iIes  to  the 
loIal  populatioﾐ  ha┗e  already  Heeﾐ  ideﾐtified  iﾐ  the  ﾏarket  study 
prepared Hy The Natelsoﾐ Dale Group ふヲヰ1ヲぶ. Other Husiﾐesses pro┗ide 
goods  or  ser┗iIes  to  a  ﾏuIh  ┘ider  geographiI  area  ふpossiHly  e┗eﾐ 
iﾐterﾐatioﾐalぶ,  Hriﾐgiﾐg  iﾐIoﾏe  iﾐto  the  Iouﾐty.  These  types  of 
Husiﾐesses  ha┗e  Heeﾐ  Ialled  さtradaHle  goods  aﾐd  ser┗iIesざ  Hy 
eIoﾐoﾏist  Bill Watkiﾐs  iﾐ  the  ヲヰヰΓ  “aﾐ  Luis  OHispo  Couﾐty  EIoﾐoﾏiI 
ForeIast  Hy  the  Uﾐi┗ersity  of  Califorﾐia,  “aﾐta  BarHara  EIoﾐoﾏiI 
ForeIast ProjeIt. “aﾐ Miguel is positioﾐed ┘ell for a ﾐuﾏHer of Husiﾐess 
types  related  to  surrouﾐdiﾐg  agriIultural  operatioﾐs,  Caﾏp  RoHerts 
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Military  Reser┗atioﾐ,  the  U“  High┘ay  1ヰ1  Iorridor,  aﾐd  ﾐearHy ﾏajor 
fiHer‐optiI IaHles that IoﾐﾐeIt to aﾐ iﾐterﾐatioﾐal ﾐet┘ork. 

Iﾐ  light of  these attriHutes, “aﾐ Miguel ﾏay He a good  loIatioﾐ for the 
follo┘iﾐg  types of Husiﾐesses  ふaﾐd possiHly other uﾐderrepreseﾐted or 
uﾐideﾐtified iﾐdustriesぶ: 

 LoIal‐ser┗iﾐg retail aﾐd ser┗iIes ふsee ﾏarket study prepared Hy The 
Natelsoﾐ Dale Group, ヲヰ1ヲぶ 

 Farﾏ eケuipﾏeﾐt aﾐd supplies 
 AIIouﾐtiﾐg aﾐd payroll ser┗iIes 
 AgriIultural proIessiﾐg, storage, aﾐd distriHutioﾐ 
 AgriIultural tourisﾏ 
 Hotels or ﾏotels 
 Water teIhﾐology 
 Traﾐsportatioﾐ ふtruIkiﾐgぶ aﾐd related Husiﾐesses  
 “ﾏall Husiﾐess iﾐIuHator – i.e. aﾐ orgaﾐizatioﾐ estaHlished to ad┗ise, 

guide, support, aﾐd pro┗ide a faIility for ﾐe┘ Husiﾐess ┗eﾐtures. 
 MediIal aﾐd health Iare ser┗iIes 
 Iﾐforﾏatioﾐ teIhﾐology aﾐd related Husiﾐesses 
 Eﾐergy teIhﾐology aﾐd related Husiﾐesses 
 Eﾐ┗iroﾐﾏeﾐtally  desiraHle  Husiﾐesses,  suIh  as  firﾏs  eﾐgaged  iﾐ 

reﾐe┘aHle eﾐergy de┗elopﾏeﾐt. 
 

Hぶ Solicit  iﾐforﾏatioﾐ about busiﾐess ﾐeeds.    Ideﾐtify speIifiI Husiﾐesses 
Ioﾐsisteﾐt ┘ith  the  list aHo┗e, Hoth  iﾐ  “aﾐ Miguel aﾐd else┘here, aﾐd 
iﾐter┗ie┘ theﾏ to soliIit iﾐforﾏatioﾐ aHout their ﾐeeds iﾐ terﾏs of sites, 
┘orkforIe, aﾐd other Husiﾐesses they iﾐteraIt ┘ith.  

This  iﾐforﾏatioﾐ  Iaﾐ  help  ideﾐtify  poteﾐtial  adjustﾏeﾐts  to  the  “aﾐ 
Miguel  Coﾏﾏuﾐity  Plaﾐ,  deterﾏiﾐe ┘hether  these  Husiﾐess  types  are 
appropriate  for  “aﾐ Miguel,  aﾐd  ideﾐtify  Ioﾐditioﾐs  uﾐder ┘hiIh  they 
┘ould  Ioﾐsider  loIatiﾐg or e┝paﾐdiﾐg  iﾐ  “aﾐ Miguel.  These Husiﾐesses 
are ﾏost  likely  loIated  iﾐ  the  Iouﾐty  or  iﾐ  the ﾐearHy portioﾐs  of  the 
Ceﾐtral Valley. 

Iぶ Eﾐsure  adeケuate  zoﾐiﾐg.    Eﾐsure  that  adeケuate  sites  are  desigﾐated 
ふzoﾐedぶ  iﾐ  “aﾐ  Miguel  for  the  Husiﾐesses  ﾏeﾐtioﾐed  aHo┗e.  Certaiﾐ 
Husiﾐesses ┘ill ﾐeed aIIess aﾐd ┗isiHility froﾏ U“ High┘ay 1ヰ1, ┘hereas 
other  Husiﾐesses  ﾏay  ﾐeed  a  pedestriaﾐ‐frieﾐdly  do┘ﾐto┘ﾐ  ┘here 
people  Iaﾐ  ┘alk  froﾏ  oﾐe  Husiﾐess  to  aﾐother.  “oﾏe  Husiﾐesses  ┘ill 
ﾐeed larger sites thaﾐ others. Other IharaIteristiIs of sites iﾏportaﾐt to 
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speIifiI  types  of  Husiﾐesses  ﾏay  He  ideﾐtified  duriﾐg  the  iﾐter┗ie┘s 
IoﾐduIted iﾐ strategy H aHo┗e. 

 
dぶ Reduce start‐up costs for preferred busiﾐesses.  Miﾐiﾏize the Iost aﾐd 

tiﾏe  assoIiated  ┘ith  perﾏittiﾐg  reケuireﾏeﾐts  for  preferred  types  of 
Husiﾐesses.    Assist  ┘ith  detailed  site  plaﾐﾐiﾐg  for  ﾐe┘  IoﾏﾏerIial 
de┗elopﾏeﾐt  oﾐ  key  sites.    ReduIe  start‐up  Iosts  for  preferred 
Husiﾐesses Hy usiﾐg puHliI fiﾐaﾐIiﾐg to fully  iﾏpro┗e oﾐe or ﾏore sites 
for joH‐geﾐeratiﾐg Husiﾐesses. 

 
Usiﾐg  a  ┗ariety  of  puHliI  fiﾐaﾐIiﾐg  tools,  the  Couﾐty  should  help 
IoﾐstruIt  HasiI  iﾐfrastruIture  iﾐ  ad┗aﾐIe  of  ┘heﾐ  pri┗ate  de┗elopers 
┘ould reケuest perﾏits for the IoﾏﾏerIial Huildiﾐgs for ┘hiIh detailed 
plaﾐﾐiﾐg ┘as Ioﾏpleted.  This ┘ould pro┗ide a stroﾐg iﾐIeﾐti┗e for the 
preferred types of Husiﾐesses to loIate or e┝paﾐd iﾐ “aﾐ Miguel, siﾐIe it 
┘ould  sigﾐifiIaﾐtly  reduIe  the  tiﾏe  aﾐd  Iost  assoIiated  ┘ith 
estaHlishiﾐg a Husiﾐess. 

 
eぶ Market eﾐtitled sites to targeted busiﾐesses.   OﾐIe de┗elopﾏeﾐt sites 

are  eﾐtitled,  ﾏarket  theﾏ  to  the  targeted  Husiﾐesses.    Methods  to 
ﾏarket  the  sites  should  iﾐIlude  soﾏe  direIt  ﾏeetiﾐgs  ┘ith  the 
Husiﾐesses  iﾐter┗ie┘ed  pre┗iously,  ﾏeetiﾐgs  ┘ith  real  estate 
assoIiatioﾐs,  aﾐd  direIt  ﾏail  さiﾐ┗itatioﾐsざ  to  Husiﾐess  aﾐd  trade 
assoIiatioﾐs  Hy  regular ﾏail  aﾐd  eﾏail.  The  iﾐ┗itatioﾐs  should  also  He 
seﾐt  to  Ioﾐsultaﾐts  that  speIialize  iﾐ  ideﾐtifyiﾐg  sites  for  speIifiI 
Husiﾐess Ilieﾐts. The EIoﾐoﾏiI Vitality Corporatioﾐ ふEVCぶ ﾏay He aHle to 
help route these iﾐ┗itatioﾐs to Husiﾐesses oﾐ the EVC distriHutioﾐ list. 

 
Prograﾏ ヲ‐ヲ: Assist  the  coﾏﾏuﾐity  iﾐ  developiﾐg  a  Busiﾐess  Iﾏproveﾏeﾐt  District  ふBIDぶ.  

Assist  loIal  ﾏerIhaﾐts  aﾐd  Husiﾐess  orgaﾐizatioﾐs  iﾐterested  iﾐ  forﾏiﾐg  a 
Husiﾐess  iﾏpro┗eﾏeﾐt  distriIt  ふBIDぶ  to  proﾏote  a  defiﾐaHle  ideﾐtity  for  “aﾐ 
Miguel’s  IoﾏﾏerIial  areas  through  Ioordiﾐated  sigﾐage,  laﾐdsIapiﾐg  aﾐd 
streetsIape eﾐhaﾐIeﾏeﾐts. Ultiﾏately, a BID Iould He respoﾐsiHle for oﾐ‐goiﾐg 
ﾏaiﾐteﾐaﾐIe of  laﾐdsIapiﾐg,  lightiﾐg,  street  furﾐiture,  aﾐd other aﾏeﾐities,  as 
┘ell as for other Husiﾐess distriIt fuﾐItioﾐs. 
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Prograﾏ ヲ‐ン: Develop a さbuy localざ prograﾏ iﾐ Saﾐ Miguel.  EstaHlish a prograﾏ suIh as さ“aﾐ 
Miguel  Coﾏﾏuﾐity  MarketplaIeざ  to  IoﾐﾐeIt  loIal  Husiﾐess  ﾐeeds  ┘ith  loIal 
produIts  aﾐd  ser┗iIes.  This  prograﾏ  should  eﾐIourage  all  Husiﾐesses  aﾐd 
resideﾐts iﾐ “aﾐ Miguel to ﾏake purIhases iﾐ the Ioﾏﾏuﾐity ┘heﾐe┗er possiHle 
iﾐ order  to  support  the  loIal eIoﾐoﾏy.   Wheﾐ  loIal produIts aﾐd  ser┗iIes are 
uﾐa┗ailaHle,  eﾐIourage  loIal  Husiﾐesses  aﾐd  resideﾐts  to  iﾐIrease  purIhasiﾐg 
po┘er through Iooperati┗e purIhasiﾐg arraﾐgeﾏeﾐts.   

 
San  Miguel  Husinesses  Ian  さﾏultiplyざ  their  profits  Hy  purIhasing  goods  and 
serviIes loIally. 

 
Prograﾏ ヲ‐ヴ: Establish a weekly  farﾏers ﾏarket  iﾐ the coﾏﾏuﾐity that coﾐﾐects resideﾐts 

with local foods.  De┗elop a ┘eekly Ioﾏﾏuﾐity farﾏer’s ﾏarket that sho┘Iases 
loIal produIe. 

 
Prograﾏ ヲ‐ヵ: Proﾏote  aﾐﾐual  coﾏﾏuﾐity  eveﾐts  to  draw  visitors  iﾐto  towﾐ.    Proﾏote 

Iultural aﾏeﾐities aﾐd faIilitate speIial e┗eﾐts iﾐ the Ioﾏﾏuﾐity that ┘ill dra┘ 
┗isitors  to  the  Ioﾏﾏuﾐity.    Build  oﾐ  e┝istiﾐg  Ioﾏﾏuﾐity  e┗eﾐts,  suIh  as 
“ageHrush  Days  aﾐd  the  Christﾏas  Light  Parade.    EﾐIourage  IollaHoratioﾐ 

Het┘eeﾐ  loIal  Husiﾐesses  aﾐd  tourist 
attraItioﾐs  ふe.g.  the  ﾏissioﾐ  aﾐd  the 
adoHeぶ iﾐ order to iﾐIrease iﾐterest aﾐd 
atteﾐdaﾐIe.    “upport  e┗eﾐts  suIh  as 
arts  aﾐd  Irafts  fairs,  Iar  sho┘s,  sports 
e┗eﾐts,  parades,  aﾐd  other  seasoﾐal 
e┗eﾐts  that  ┘ill  dra┘  tourists  iﾐto  the 
Ioﾏﾏuﾐity.   
 

Prograﾏ ヲ‐ヶ: Reduce  fiﾐaﾐcial  burdeﾐs  for  busiﾐesses  seekiﾐg  to  locate  or  e┝paﾐd  iﾐ  Saﾐ 
Miguel.  Coﾐsider  the  fiﾐaﾐIial  iﾏpliIatioﾐs  for Husiﾐesses  seekiﾐg  to  loIate or 
e┝paﾐd  iﾐ  “aﾐ  Miguel.    For  e┝aﾏple,  Iertaiﾐ  desiraHle  Husiﾐesses  for  ┘hiIh 
payﾏeﾐt of fees さupfroﾐtざ ﾏay represeﾐt a ﾏajor fiﾐaﾐIial Hurdeﾐ,  ﾏay Heﾐefit 
froﾏ  fee  deferral  prograﾏs.    E┝plore  the  poteﾐtial  for  adjustﾏeﾐts  to 
de┗elopﾏeﾐt  staﾐdards  that  allo┘  for  ﾏore  effiIieﾐt  use  of  sites  that  are 
already de┗eloped for eﾏployﾏeﾐt uses. 

 
Prograﾏ ヲ‐Α: Periodically  survey  the busiﾐess  coﾏﾏuﾐity.    “ur┗ey  the Husiﾐess Ioﾏﾏuﾐity 

periodiIally  to  deterﾏiﾐe  their  ﾐeeds  aﾐd  suggestioﾐs  for  iﾏpro┗iﾐg  the  loIal 
Husiﾐess eﾐ┗iroﾐﾏeﾐt.   
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Prograﾏ ヲ‐8: Proﾏote  the  use  of  ﾐoﾐ‐ﾏotorized  traﾐsportatioﾐ  to  aﾐd withiﾐ  the  Ceﾐtral 
Busiﾐess District.    EﾐIourage  site desigﾐ  that  faIilitates ┘alkiﾐg  aﾐd HiIyIliﾐg.  
Plaﾐ  for  さIoﾏplete  streetsざ  ┘ith  street  trees,  HiIyIle  laﾐes,  aﾐd  side┘alks.  
Proﾏote efforts to Ioﾐsolidate parkiﾐg iﾐ the Ceﾐtral Busiﾐess DistriIt.   

 
Prograﾏ ヲ‐Γ: Streaﾏliﾐe the perﾏittiﾐg process for desired developﾏeﾐt.   

 
aぶ Master  Coﾐditioﾐal  Use  Perﾏit.      ProIess  Ioﾏpreheﾐsi┗e  Ioﾐditioﾐal 

use perﾏits for Iertaiﾐ presIriHed de┗elopﾏeﾐt types oﾐ key sites iﾐ the 
Ioﾏﾏuﾐity,  rather  thaﾐ  reケuiriﾐg  a  separate  use  perﾏit  for  eaIh 
iﾐdi┗idual  de┗elopﾏeﾐt.    This  ┘ill  help  to  ﾏake  de┗elopﾏeﾐt  iﾐ  “aﾐ 
Miguel ﾏore ﾏarketaHle, as start‐up Iosts assoIiated ┘ith eﾐtitleﾏeﾐts 
aﾐd eﾐ┗iroﾐﾏeﾐtal re┗ie┘ ┘ill He ﾏiﾐiﾏized. 

 
A  Master  Coﾐditioﾐal  Use  Perﾏit  should  He  Hased  oﾐ  a  reasoﾐaHly 
foreseeaHle projeIt aﾐd Ioﾐtaiﾐ a suffiIieﾐt le┗el of detail to lesseﾐ the 
e┝teﾐt of perﾏit re┗ie┘ for future laﾐd de┗elopﾏeﾐt proposals. Future 
de┗elopﾏeﾐt pursuaﾐt to the ﾏaster perﾏit ┘ould He Hased oﾐ speIifiI 
paraﾏeters, ┘hiIh Iould iﾐIlude: eﾐ┗iroﾐﾏeﾐtal ﾏitigatioﾐ, IoﾐIeptual 
site layouts, parkiﾐg aﾐd IirIulatioﾐ plaﾐs, draiﾐage plaﾐs, arIhiteItural 
theﾏes, aﾐd streetsIape features. Desigﾐ guideliﾐes aﾐd staﾐdards ﾏust 
He Ioﾐsisteﾐt ┘ith the “aﾐ Miguel Coﾏﾏuﾐity Plaﾐ. 

 
These  plaﾐs  or  eﾐtitleﾏeﾐts  should  He  prepared  iﾐ  phases  for  the 
Ioﾏﾏuﾐity,  siﾐIe  eIoﾐoﾏiI  aﾐd  eﾐ┗iroﾐﾏeﾐtal  Ioﾐditioﾐs  Iaﾐ  Ihaﾐge 
┘ithiﾐ a fe┘ years after Heiﾐg appro┗ed. OﾐIe a site is so eﾐtitled Hy the 
Couﾐty,  IoﾐstruItioﾐ  perﾏits  Iould  He  oHtaiﾐed  through  a  relati┗ely 
ケuiIk  ﾏiﾐisterial  Huildiﾐg  perﾏit.  Additioﾐally,  iﾐIeﾐti┗es  suIh  as 
deferred  iﾏpaIt  fees  or  adjustﾏeﾐts  to  de┗elopﾏeﾐt  Iodes  ﾏay  He 
Ioﾐsidered. 

 
Hぶ Tiered  eﾐviroﾐﾏeﾐtal  review.    “treaﾏliﾐe  the  eﾐ┗iroﾐﾏeﾐtal  re┗ie┘ 

proIess  Hy  allo┘iﾐg  suHseケueﾐt  de┗elopﾏeﾐt  to  さtierざ  off  of  the 
Eﾐ┗iroﾐﾏeﾐtal  IﾏpaIt  Report  for  the  “aﾐ  Miguel  Coﾏﾏuﾐity  Plaﾐ.  
さTieriﾐgざ  allo┘s aﾐ appliIaﾐt  to use  the  staﾐdard ﾏitigatioﾐ ﾏeasures 
adopted  ┘ith  this  Coﾏﾏuﾐity  Plaﾐ  rather  thaﾐ  de┗elopiﾐg  speIifiI 
ﾏitigatioﾐ ﾏeasures  for aﾐ  iﾐdi┗idual projeIt. This ┘ould  reduIe Iosts 
aﾐd  the  proIessiﾐg  tiﾏe  assoIiated  ┘ith  the  eﾐ┗iroﾐﾏeﾐtal  re┗ie┘ 
proIess.   
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Chapter 3:  Land Use and Community Design 

3-1:   Introduction 

“aﾐ Miguel resideﾐts eﾐ┗isioﾐ a future for their Ioﾏﾏuﾐity that 
ﾐot  oﾐly  ﾏaiﾐtaiﾐs  the  sﾏall‐to┘ﾐ  IharaIter  aﾐd  Iultural 
heritage,  Hut  also  thri┗es  Hy  attraItiﾐg  ﾐe┘  resideﾐts, 
eﾏployees,  aﾐd  ┗isitors.    To  aIhie┗e  this  ┗isioﾐ,  the 
Ioﾏﾏuﾐity’s laﾐd use plaﾐ aiﾏs to: 

 Attract ﾐew head‐of‐household eﾏployﾏeﾐt.  Iﾐ order 
to  Ireate  a  Hetter  HalaﾐIe  Het┘eeﾐ  joHs  aﾐd  housiﾐg, 
laﾐd  use  poliIies  should  eﾏphasize  aﾐd  plaﾐ  for  the 
e┝paﾐsioﾐ  of  IoﾏﾏerIial  ser┗iIes  that  pro┗ide  the 
opportuﾐity for head‐of‐household eﾏployﾏeﾐt.   
 

 Plaﾐ  for  a  variety  of  housiﾐg.    To  ser┗e  the  ﾐeeds  of  large  aﾐd  sﾏall  faﾏilies,  youﾐg 
professioﾐals,  aﾐd  retirees,  plaﾐﾐiﾐg  for  a ﾏi┝ of  differeﾐt  housiﾐg  types  iﾐ  the  Ioﾏﾏuﾐity  is 
esseﾐtial.   
 

 Cultivate a positive iﾏage for Saﾐ Miguel.  Laﾐd use poliIies should help to eﾐriIh “aﾐ Miguel’s 
reputatioﾐ as a thri┗iﾐg aﾐd ┗iHraﾐt Ioﾏﾏuﾐity ┘here people ┘aﾐt to Ioﾏe to li┗e, ┘ork, aﾐd 
reIreate.   

This Ihapter is iﾐteﾐded to pro┗ide a fraﾏe┘ork to 
eﾐsure  that  ﾐe┘  de┗elopﾏeﾐt  adds  ┗alue  to  the 
Ioﾏﾏuﾐity  aﾐd  preser┗es  aﾐd  eﾐhaﾐIes  the 
positi┗e  features  of  “aﾐ  Miguel’s  IharaIter,  forﾏ 
aﾐd  historiIal  resourIes.  The  poliIies  aﾐd 
iﾏpleﾏeﾐtiﾐg  prograﾏs  fouﾐd  iﾐ  this  Ihapter, 
together  ┘ith  the  desigﾐ  guideliﾐes  fouﾐd  iﾐ 
Chapter Γ of this Plaﾐ aﾐd the Ioﾏﾏuﾐity plaﾐﾐiﾐg 
staﾐdards  fouﾐd  iﾐ  ArtiIle  1ヰ  of  the  Laﾐd  Use 
OrdiﾐaﾐIe,  are  iﾐteﾐded  to  guide  the  desigﾐ  aﾐd 
iﾏpleﾏeﾐtatioﾐ  of  ﾐe┘  de┗elopﾏeﾐt  ┘ithiﾐ  the 
Ioﾏﾏuﾐity.   

The  Coﾏﾏuﾐity  Plaﾐ  ┘ill  help  prospeIti┗e 
de┗elopers  Ireate  de┗elopﾏeﾐt  plaﾐs  that  are  Ioﾐsisteﾐt  ┘ith  the  Ioﾏﾏuﾐity’s  iﾐteﾐt.  The  Plaﾐ 
pro┗ides the Ioﾏﾏuﾐity ┘ith a ┘ay to ﾏeasure the ┗alue of iﾐdi┗idual proposals as they are preseﾐted 

Healthy Communities 

さA high ケuality eﾐ┗iroﾐﾏeﾐt is esseﾐtial for 
Ihildreﾐ to aIhie┗e optiﾏal health aﾐd 

de┗elopﾏeﾐt.  Buildiﾐg aﾐd laﾐd use poliIies, 
iﾐIludiﾐg the ケuality aﾐd desigﾐ of a Ihild’s 
physiIal eﾐ┗iroﾐﾏeﾐt, Iaﾐ pre┗eﾐt illﾐess, 

disaHility aﾐd iﾐjury, aﾐd degrade or preser┗e 
ﾐatural resourIes.ざ  

– Centers for Disease Control and Prevention 
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for loIal re┗ie┘. The de┗elopﾏeﾐt re┗ie┘ proIess ﾏakes a Iareful e┝aﾏiﾐatioﾐ of a projeIt’s ケuality of 
site plaﾐﾐiﾐg aﾐd arIhiteIture, as ┘ell as suIh details as sigﾐage, lightiﾐg aﾐd draiﾐage. The purpose is to 
eﾐsure  that  e┗ery  ﾐe┘  de┗elopﾏeﾐt  fits  iﾐ  ┘ith  the  Ioﾏﾏuﾐity,  ﾐatural  settiﾐg,  aﾐd  ﾐeighHoriﾐg 
properties aﾐd is Ioﾐsisteﾐt ┘ith Ioﾏﾏuﾐity desigﾐ oHjeIti┗es. 

3‐1.1: Community	Context	and	Development	Pattern	

“aﾐ Miguel’s layout aﾐd laﾐd use patterﾐs are largely iﾐflueﾐIed Hy geography, laﾐd o┘ﾐership, aﾐd 
traﾐsportatioﾐ  Iorridors.    Iﾐ  faIt,  a  ﾏissioﾐ  ┘as  first  plaﾐﾐed  iﾐ  “aﾐ Miguel,  HeIause  of  se┗eral 
HeﾐefiIial features of the loIatioﾐ.  “aﾐ Miguel is oﾐ t┘o terraIes o┗erlookiﾐg the “aliﾐas Ri┗er, ﾐear 
┘here  it  is  joiﾐed  Hy  the  Estrella  Ri┗er.   Water  sourIes,  food  sourIes,  aﾐd  its  loIatioﾐ  oﾐ  the  El 
Caﾏiﾐo Real ﾏade “aﾐ Miguel aﾐ attraIti┗e ┘aypoiﾐt  for  tra┗elers Het┘eeﾐ “oledad aﾐd “aﾐ Luis 
OHispo.   

“aﾐ Miguel is Irossed Hy se┗eral parallel features that defiﾐe its Houﾐdaries aﾐd iﾐflueﾐIe the laﾐd 
use patterﾐ.   Today,  the Ioﾏﾏuﾐity  is defiﾐed oﾐ the ┘est Hy High┘ay 1ヰ1 aﾐd the steep hillside 
aloﾐg the high┘ay’s ┘esterﾐ edge. The “aliﾐas Ri┗er ruﾐs aloﾐg “aﾐ Miguel’s easterﾐ side, although 
the Ioﾏﾏuﾐity’s UrHaﾐ Reser┗e Liﾐe e┝teﾐds east of  the ri┗er  to  iﾐIlude the old  laﾐdiﾐg strip site 
aﾐd  a  portioﾐ  of  the  “aﾐ  La┘reﾐIe  TerraIe  de┗elopﾏeﾐt.    The  Uﾐioﾐ  PaIifiI  railroad  traIks  ruﾐ 
through the ﾏiddle of to┘ﾐ, alﾏost eケuidistaﾐt froﾏ the high┘ay aﾐd the ri┗er. 

Figure  ン‐1  illustrates  the  topographiI  profile  of  “aﾐ  Miguel,  ┘hiIh  Ioﾐsists  of  t┘o  terraIes 
IoﾐﾐeIted Hy a  steep slope.    The upper  terraIe e┝teﾐds  froﾏ High┘ay 1ヰ1  to a poiﾐt east of  the 
alley Het┘eeﾐ K aﾐd L “treets.   The  lo┘er terraIe e┝teﾐds froﾏ L “treet to  the “aliﾐas Ri┗er.   The 
upper terraIe has ┗ie┘s of the hills east of the ri┗er.  It e┝perieﾐIes fe┘er surfaIe draiﾐage proHleﾏs 
thaﾐ other parts of to┘ﾐ, Hut has greater e┝posure to high┘ay ﾐoise. 

FIGURE ン‐A:  Cross Sectioﾐ of Saﾐ Miguel 

 

The older, ﾏore fully de┗eloped part of to┘ﾐ lies Het┘eeﾐ the high┘ay aﾐd the railroad.  This part 
of “aﾐ Miguel is laid out as a grid of HloIks ﾏeasuriﾐg ヴヰヰ feet iﾐ the ﾐorth/south direItioﾐ aﾐd ンヲヰ 
feet iﾐ the east/┘est direItioﾐ.  A ﾐorth/south alley di┗ides eaIh HloIk iﾐto 1ヵヰ‐foot deep parIels.   
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East  of  the  railroad  traIks,  oﾐly  the  laﾐd  froﾐtiﾐg oﾐ N  “treet  froﾏ 11th  “treet  to  1ヵth  “treet ┘as 
origiﾐally suHdi┗ided  iﾐ the saﾏe ﾏaﾐﾐer as the older part of to┘ﾐ Het┘eeﾐ the high┘ay aﾐd the 
railroad property.  Prior to ヲヰヰン, the reﾏaiﾐder of the laﾐd loIated Het┘eeﾐ N “treet aﾐd the ri┗er 
┘as ┘ithout a forﾏal ﾐet┘ork of streets aﾐd lots.  Ne┘er suHdi┗isioﾐs ha┗e iﾐIreﾏeﾐtally pro┗ided 
lot patterﾐs aﾐd street segﾏeﾐts oﾐ a pieIeﾏeal Hasis that oﾐe day ┘ill He IoﾐﾐeIted as other larger 
iﾐter┗eﾐiﾐg lots de┗elop.   

The ┘est  side  of  N  street  reﾏaiﾐs  uﾐde┗eloped,  iﾐ  part  HeIause  the  right‐of‐┘ay  ﾐeeded  Hy  the 
railroad  lea┗es aﾐ e┗eﾐ shallo┘er de┗elopaHle strip  thaﾐ oﾐ the ┘est side of  the  traIks. East of N 
“treet aﾐd south of Ri┗er Road, the aHseﾐIe of a Iohereﾐt street systeﾏ has aIted as a deterreﾐt to 
de┗elopﾏeﾐt. 

Oﾐ  the south eﾐd of  to┘ﾐ are  the key  laﾐdﾏarks of historiI “aﾐ Miguel.   The Missioﾐ “aﾐ Miguel 
ArIáﾐgel  aﾐd  the  Rios  Caledoﾐia  AdoHe,  ┘hiIh  oﾐIe  ser┗ed  as  a  stageIoaIh  stop,  Hriﾐg  a  high 
ﾐuﾏHer of aﾐﾐual tourist ┗isits.  

ProIeediﾐg ﾐorth oﾐ Missioﾐ “treet  froﾏ these historiIal  sites,  iﾐdustrial uses Iaﾐ He seeﾐ oﾐ the 
right  side  of  the  street  ﾐe┝t  to  the  railroad  traIks,  ┘hile  siﾐgle  faﾏily  resideﾐIes  Hleﾐd  ┘ith 
Husiﾐesses oﾐ the ┘est side.   

Missioﾐ “treet  is “aﾐ Miguel’s ﾏaiﾐ street aﾐd priﾏary IoﾏﾏerIial Iorridor.   Most Husiﾐesses are 
Ilustered Het┘eeﾐ 11th aﾐd 1ヴth “treets, ┘hiIh is the area geﾐerally Ioﾐsidered to He the do┘ﾐto┘ﾐ 
Iore.  “oﾏe  Huildiﾐgs  iﾐ  this  area  date  HaIk  to  the  ViItoriaﾐ  Age.    Most  de┗elopﾏeﾐt  iﾐ┗ol┗es 
traditioﾐal oﾐe‐story retail Huildiﾐgs Huilt to the side┘alk.  The Ioﾏﾏuﾐity Ioﾐtiﾐues to see Missioﾐ 
“treet as a foIal poiﾐt aﾐd aﾐ opportuﾐity to dra┘ ┗isitors aﾐd tourists to the do┘ﾐto┘ﾐ area froﾏ 
the ﾏissioﾐ aﾐd the adjaIeﾐt Rios Caledoﾐia AdoHe.  

Missioﾐ “treet has Huildiﾐgs priﾏarily oﾐ the ┘est side of the street, Hut de┗elopﾏeﾐt oﾐ that side 
of the street has d┘iﾐdled duriﾐg the past ンヰ or ヴヰ years, as soﾏe Huildiﾐgs iﾐ poor Ioﾐditioﾐ ha┗e 
Heeﾐ  reﾏo┗ed  aﾐd  ﾐot  replaIed.  With  a  fe┘  e┝Ieptioﾐs,  the  east  froﾐtage  of  Missioﾐ  “treet  is 
┗aIaﾐt.       The railroad has sold se┗eral shallo┘ parIels  froﾐtiﾐg oﾐ Missioﾐ “treet to other pri┗ate 
o┘ﾐers, Hut these ha┗e reﾏaiﾐed uﾐde┗eloped. 

Resideﾐtial  de┗elopﾏeﾐt  iﾐ  ヲヰ1ン  Ioﾐsisted  of  roughly  ヶヰ  perIeﾐt  siﾐgle‐faﾏily  d┘elliﾐgs  aﾐd  ヴヰ 
perIeﾐt ﾏulti‐faﾏily d┘elliﾐgs.    East of  the  ri┗er, ┘here ﾐo  se┘er  ser┗iIe  is  a┗ailaHle,  the  laﾐd  is 
desigﾐated as Resideﾐtial “uHurHaﾐ, ┘here resideﾐIes are loIated oﾐ parIels that are geﾐerally oﾐe 
aIre or ﾏore iﾐ size.   

“aﾐ Miguel has uﾐdergoﾐe ﾏuIh Ihaﾐge o┗er the last t┘o Ieﾐturies, Hut the to┘ﾐ has retaiﾐed the 
follo┘iﾐg IharaIteristiIs:   

 Saﾐ Miguel  is  a  stoppiﾐg  poiﾐt  for  travelers.    Before  the  railroad,  Husiﾐesses  iﾐ  “aﾐ Miguel 
Iatered to stageIoaIh tra┗elers ﾏakiﾐg their ┘ay ﾐorth to “oledad or south to “aﾐ Luis OHispo.  
Wheﾐ  the  railroad  Iaﾏe,  Husiﾐess  shifted  to  Iater  to  rail  passeﾐgers.    Today,  “aﾐ  Miguel 
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pro┗ides  high┘ay  ser┗iIes  for  tra┗elers  Het┘eeﾐ  ﾐortherﾐ  “aﾐ  Luis  OHispo  Couﾐty  aﾐd  the 
“aliﾐas Valley.   

 Saﾐ Miguel  reflects  the agricultural  iﾐdustry.   While agriIulture  iﾐ the area has Ihaﾐged o┗er 
tiﾏe  froﾏ Iattle  aﾐd dry‐farﾏed pasture  Irops,  to  alfalfa  aﾐd alﾏoﾐds,  aﾐd ﾏore  reIeﾐtly  to 
┘iﾐe grapes, “aﾐ Miguel Husiﾐesses ha┗e adapted to ser┗e farﾏers’ ﾐeeds. 

 Saﾐ Miguel’s populatioﾐ ebbs aﾐd flows.  Booﾏ aﾐd Hust IyIles ha┗e Heeﾐ Ioﾏﾏoﾐ throughout 
“aﾐ Miguel’s  history.   While  earlier  Hooﾏ/Hust  IyIles ┘ere  related  to  agriIultural  produItioﾐ 
Heiﾐg affeIted Hy drought, ﾏore reIeﾐtly they ha┗e Heeﾐ the result of Ihaﾐges  iﾐ the ﾏilitary 
aIti┗ities at ﾐearHy Caﾏp RoHerts aﾐd due to periodiI surges iﾐ resideﾐtial de┗elopﾏeﾐt. 

3-2:   Land Uses 

3‐2.1: San	Miguel	Land	Use	Summary	

TaHle ン‐A sho┘s a suﾏﾏary of the differeﾐt laﾐd use types ┘ithiﾐ “aﾐ Miguel aﾐd the appro┝iﾏate 
aIreage for eaIh laﾐd use type. Where resideﾐtial uses are allo┘ed, the taHle ideﾐtifies the a┗erage 
ﾐuﾏHer of d┘elliﾐgs allo┘ed iﾐ terﾏs of d┘elliﾐg uﾐits per aIre, the ﾐuﾏHer of uﾐits that e┝isted iﾐ 
ヲヰ1ン, the ﾐuﾏHer of poteﾐtial ﾐe┘ uﾐits that Iould He added Hased oﾐ the aIreage of eaIh laﾐd use 
type,  aﾐd populatioﾐ estiﾏates. Noﾐ‐resideﾐtial uses are  IharaIterized  iﾐ  terﾏs of poteﾐtial  floor 
area e┝pressed iﾐ sケuare footage.  
 
The Laﾐd Use Plaﾐ ﾏap ふFigure ン‐Bぶ depiIts a ┗ariety aﾐd HalaﾐIed arraﾐgeﾏeﾐt of proposed laﾐd 
uses  that ┘ill  ser┗e  the ﾐeeds of  the  Ioﾏﾏuﾐity  as  it  de┗elops  iﾐ  the  future.  The ﾏap  illustrates 
┘here  the  laﾐd  use  areas  are  loIated,  Hut  it  is  ﾐot  iﾐteﾐded  to  sho┘  the  e┝aIt  Houﾐdaries  of 
proposed laﾐd use Iategories ふzoﾐesぶ.  Iﾐstead,  it sho┘s geﾐeralized laﾐd use patterﾐs that pro┗ide 
the Hasis for the ﾏore speIifiI laﾐd use Iategories that are sho┘ﾐ oﾐ the OffiIial Maps of the Laﾐd 
Use Eleﾏeﾐt.  Those  laﾐd use  Iategories deterﾏiﾐe ┘here  the  reケuireﾏeﾐts aﾐd  staﾐdards of  the 
“aﾐ Luis OHispo Couﾐty Laﾐd Use OrdiﾐaﾐIe apply. 
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Table 3-A:  San Miguel Land Uses 

Laﾐd Use 
Category 

ヲヰ1ン 
Baseliﾐe Coﾐditioﾐs 

ヲヰン5a

Plaﾐ Horizoﾐ 

ふBeyoﾐd ヲヰン5ぶ 
Future Capacityb 

Resideﾐtial 
Uﾐits 

Coﾏﾏercial 
ふ1ヰヰヰ Sケ.ft.ぶ

Acreagec 
Resideﾐtial 

Uﾐits 
Coﾏﾏercial 
ふ1ヰヰヰ Sケ. ft.ぶ

Populatioﾐd
Avg. 

Poteﾐtial 
Deﾐsity 

Resideﾐtial 
Uﾐits 

Coﾏﾏercial 
ふ1ヰヰヰ Sケ.ft.ぶ 

RESIDENTIAL LAND USE CATEGORIES 

RMF 
RE“IDENTIAL MULTI 

FAMILY 
ヲヶヵ  ‐‐  ヶΑ.ヴヵ  ン1ヲ  ‐‐  ΓΓ1  1ヲ.ヶ uﾐits/aI.  8ヵン  ‐‐ 

RSF 
RE“IDENTIAL 
“INGLE FAMILY 

ン8ヴ  ‐‐  18ヶ.11  ヶΑヴ  ‐‐  ヲ,1ンヵ  ン.8 uﾐits/aI.  Αヰ8  ‐‐ 

RS 
RE“IDENTIAL 
“UBURBAN 

88  ‐‐  Γヵ.1ン  1ヲヲ  ‐‐  ン88  1.ヴ uﾐits/aI.  1ンン  ‐‐ 

COMMERCIAL LAND USE CATEGORIES 

CR 
COMMERCIAL 

RETAIL 
‐‐  ヶン  ヲヶ.1Γ  ヴヶe  1ヴ8f  1ヴヴ  ン.ン uﾐits/aI.  ΓΑ  ンΓヴ 

CS 
COMMERCIAL 

“ERVICE 
‐‐  1ヲ  ンヴ.1Α  ‐‐  ヵΓg  ‐‐  ‐‐  ‐‐  ヲヵヵ 

IND 
INDU“TRIAL  ‐‐  ヰ  18.ΑΓ  ‐‐  ンh  ‐‐  ‐‐  ‐‐  ン 

OTHER LAND USE CATEGORIES 

AG 
AGRICULTURE  ‐‐  ‐‐  1ヰヲ.Αン  ‐‐  ‐‐  ‐‐  ‐‐  ‐‐  ‐‐ 

OS 
OPEN “PACE  ‐‐  ‐‐  81.ヴΓ  ‐‐  ‐‐  ‐‐  ‐‐  ‐‐  ‐‐ 

PF 
PUBLIC FACILITIE“  ‐‐  ‐‐  ヲヶ.ヴ  ‐‐  ‐‐  ‐‐  ‐‐  ‐‐  ‐‐ 

REC 
RECREATION  ‐‐  ‐‐  ンヲ.Α8  ‐‐  ‐‐  ‐‐  ‐‐  ‐‐  ‐‐ 

TOTALS  7ン7  75i  671.ヲ4  1,154  ヲ1ヰ  ン,658    1,791  65ヲ 
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TABLE	NOTES		a	にどぬの	projections	are	based	on	anticipated	population	growth	projections	compiled	by	the	County	Department	of	Planning	and	Building	Department.		Population	is	discussed	in	more	detail	in	Chapter	に.		The	numbers	of	units	assigned	to	each	category	assume	that	growth	will	occur	on	land	with	existing	entitlements	lands	first.		After	that,	the	ratio	of	Residential	Single	Family	and	Residential	Multi‐Family	units	is	expected	to	be	consistent	with	historic	trends.		Commercial	square	footage	estimates	are	based	on	the	market	estimates	provided	in	the	San	Miguel	Economic	Strategy	ゅNatelson	Dale	にどなぬょ.			b	Future	capacity	considers	development	of	the	community	to	its	theoretical	maximum	capacity,	based	on	zoning	and	allowable	density	or	intensity.		This	table	demonstrates	that	the	community	has	adequate	land	use	capacity	for	future	growth	beyond	にどぬの.	c	Acreage	and	density	calculations	are	based	upon	gross	acreage.		Gross	acreage	includes	lands	not	suitable	for	development,	such	as	road	rights‐of‐way,	access	easements,	or	flood	hazard	areas.			d	Population	projections	assume	maintenance	of	ぬ.なば	persons	per	dwelling	unit,	as	observed	in	the	にどなど	US	Census.	e	Residences	are	an	allowable	use	in	the	Commercial	Retail	ゅCRょ	land	use	category	if	they	are	secondary	and	incidental	to	a	primary	commercial	use.		Mixed	use	developments	are	encouraged	within	specific	areas	of	the	community,	including	portions	of	the	Central	Business	District.			f	Of	the	なねぱ,どどど	square	feet	anticipated	for	the	Commercial	Retail	land	use	category,	roughly	なねな,どどど	square	feet	would	be	for	retail	use,	の,どどど	square	feet	for	office	use,	and	に,どどど	square	feet	for	light	industrial	use.	g	Of	the	のひ,どどど	square	feet	anticipated	for	the	Commercial	Service	land	use	category,	roughly	なぬ,どどど	square	foot	would	be	for	retail	use,	は,どどど	square	feet	for	office	use,	and	ねな,どどど	square	feet	for	light‐industrial	use.	h	Because	most	of	the	land	in	the	)ndustrial	land	use	category	is	owned	by	the	railroad,	only	ぬ,どどど	square	feet	of	floor	area	is	anticipated	with	all	uses	for	the	)ndustrial	land	use	category.			i	Roughly	ぱな,どどど	square	feet	of	occupied	commercial	structures	was	estimated	by	County	staff.		Larger	unoccupied	buildings	ゅe.g.	Flouring	Millょ	were	excluded	from	this	calculation,	as	they	skewed	industrial	square	footage	estimates.		
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3‐2.2: Residential	Land	Uses	

Maﾐy  of  “aﾐ  Miguel’s  resideﾐtial  areas  ha┗e  aﾐ  historiI  IharaIter  that  is  oﾐly  possessed  Hy 
Ioﾏﾏuﾐities  that ┘ere de┗eloped Hefore  the ad┗eﾐt of ﾏass‐produIed housiﾐg. This  is espeIially 
true of  the older ﾐeighHorhood Het┘eeﾐ the high┘ay aﾐd Missioﾐ “treet. EaIh house has  its o┘ﾐ 
さlook.ざ  “etHaIks  froﾏ  the  street  ┗ary  froﾏ  lot  to  lot.  ArIhiteItural  detailiﾐg,  though  ﾏodest,  is 
distiﾐIti┗e  ┘heﾐ  Ioﾏpared  to  ﾏaﾐy  Ioﾐteﾏporary  e┝aﾏples.  “oﾏe  Huildiﾐgs  are  of  geﾐuiﾐe 
historiIal iﾐterest. Ho┘e┗er, tiﾏe has takeﾐ a toll. MaiﾐteﾐaﾐIe deferred o┗er a spaﾐ of ﾏaﾐy years 
has IoﾐtriHuted to aﾐ iﾏpressioﾐ of shaHHiﾐess iﾐ soﾏe parts of to┘ﾐ. Maﾐy hoﾏes are sﾏall, aﾐd 
iﾐdoor  storage  spaIe  is  ofteﾐ  iﾐadeケuate  to  aIIoﾏﾏodate  all  the  possessioﾐs  that  a  typiIal 
household  aIIuﾏulates.  Wheﾐ  these  iteﾏs 
o┗erflo┘  iﾐto  the yard,  they also  IoﾐtriHute  to aﾐ 
uﾐtidy  appearaﾐIe.  The  older  ﾐeighHorhoods  are 
distiﾐguished  Hy  the  preseﾐIe  of  ﾏaﾐy  ﾏature 
trees  that  pro┗ide  shade  aﾐd  a  seﾐse  of  ┗isual 
separatioﾐ froﾏ the high┘ay. 

Appro┝iﾏately ヵヵ perIeﾐt of the laﾐd iﾐ “aﾐ Miguel 
is  desigﾐated  for  resideﾐtial  de┗elopﾏeﾐt.    This 
Plaﾐ ideﾐtifies three resideﾐtial laﾐd use Iategories 
to  aIIoﾏﾏodate  a  ┗ariety  of  housiﾐg  types: 
Resideﾐtial  “iﾐgle  Faﾏily  [R“F],  Resideﾐtial  Multi‐
Faﾏily  [RMF],  aﾐd  Resideﾐtial  “uHurHaﾐ  [R“].    As 
sho┘ﾐ  iﾐ  Figure ン‐C,  appro┝iﾏately ヵ1 perIeﾐt of  the  resideﾐtial  aIreage has Heeﾐ desigﾐated as 
Resideﾐtial  “iﾐgle‐Faﾏily.    Resideﾐtial  Multi‐Faﾏily  laﾐd  ﾏakes  up  roughly  ヲヰ  perIeﾐt  of  the 
resideﾐtially‐zoﾐed  laﾐd.    Resideﾐtial  “uHurHaﾐ aIIouﾐts  for  roughly  ヲΓ perIeﾐt of  the  resideﾐtial 
aIreage.   

ResideﾐIes ﾏay also oIIur iﾐ the CoﾏﾏerIial Retail [CR] laﾐd use Iategory areas as part of a ﾏi┝ed‐
use de┗elopﾏeﾐt.   Withiﾐ CoﾏﾏerIial “er┗iIe [C“] aﾐd Iﾐdustrial [IND] Iategories, resideﾐtial uses 
are restriIted to a Iaretaker’s resideﾐIe, iﾐ Iertaiﾐ liﾏited situatioﾐs.   

The resideﾐtial areas estaHlish deﾐsities, e┝pressed either as a ﾏiﾐiﾏuﾏ parIel size ふiﾐ the Iase of 
Resideﾐtial “uHurHaﾐぶ or as the ﾐuﾏHer of d┘elliﾐg uﾐits per gross aIre. A gross aIre iﾐIludes ﾐot 
oﾐly  the  area  reケuired  for  the  aItual  resideﾐtial  use  ふd┘elliﾐg  uﾐit  aﾐd  yardぶ,  Hut  also  the  area 
reケuired for loIal streets aﾐd utilities ﾐeIessary to ser┗e eaIh resideﾐtial ﾐeighHorhood. 

Oﾐe  iﾏportaﾐt  foIus  of  this  plaﾐ  is  to  e┝paﾐd  opportuﾐities  for  housiﾐg  “aﾐ Miguel’s  ┘orkforIe 
populatioﾐ.    WorkforIe  housiﾐg  is  iﾐteﾐded  to  pro┗ide  ┘orkiﾐg  faﾏilies  ┘ith  the  opportuﾐity  of 
hoﾏeo┘ﾐership  iﾐ  pro┝iﾏity  to  joH  Ieﾐters.    Variety  is  a  key  eleﾏeﾐt  of  ┘orkforIe  housiﾐg,  as 
differeﾐt  faﾏilies  ha┗e  differeﾐt  housiﾐg  ﾐeeds.    Mi┝iﾐg  sﾏaller  Huﾐgalo┘s  aﾐd  Iottages  iﾐ  ┘ith 
larger siﾐgle faﾏily hoﾏes aﾐd to┘ﾐhouses Iaﾐ help to aIIoﾏplish this.   
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The poteﾐtial resideﾐtial de┗elopﾏeﾐt for “aﾐ Miguel is sho┘ﾐ iﾐ TaHle ン‐B. 

Table 3-B:  Existing and Potential Residential 
Development 

Year or Tiﾏe Fraﾏe Type  Dwelliﾐg Uﾐits  
Uﾐits iﾐ “aﾐ Miguel iﾐ ヲヰ1ン Coﾏﾏuﾐity  
Total 

ΑンΑ 

ヲヰ1ヲ ‐ ヲヰンヵ Ne┘ Uﾐits  
 Hy Laﾐd Use Category 
ふﾐe┘ d┘elliﾐg uﾐitsぶType 

 

Resideﾐtial Multi‐Faﾏily [RMF]  ヴΑ 
Resideﾐtial “iﾐgle Faﾏily [R“F]  ヲΓヰ 
Resideﾐtial “uHurHaﾐ [R“]  ンヴ 
CoﾏﾏerIial Retail [CR]  ヴヶ 
CoﾏﾏerIial “er┗iIe [C“]  ヰ 
Iﾐdustrial [IND]  ヰ 
PuHliI FaIilities [PF]  ヰ 
ReIreatioﾐ [REC]  ヰ 
Opeﾐ “paIe [O“]  ヰ 

ヲヰ1ヲ – ヲヰンヵ ふﾐe┘ d┘elliﾐg 
uﾐitsぶ“uHtotal 

ヴ1Α  

ヲヰンヵ Coﾏﾏuﾐity Total 
ふe┝istiﾐg + ﾐe┘ d┘elliﾐg uﾐitsぶ 

1,1ヵヴ 
 

Assuﾏptioﾐs: 
1. “oﾏe e┝istiﾐg uﾐits ┘ill He replaIed Hy ﾐe┘ uﾐits. 
ヲ. Ne┘ Resideﾐtial Multi‐Faﾏily ┘ill a┗erage 1ヵ uﾐits per aIre oﾐ the ┘est side 

of Missioﾐ “treet aﾐd 18 uﾐits per aIre oﾐ the east side of Missioﾐ “treet. 
ン. Ne┘ Resideﾐtial “iﾐgle Faﾏily ┘ill raﾐge froﾏ ヲ to 1ヲ uﾐits per aIre ┘ith aﾐ 

a┗erage gross deﾐsity of ン.8 uﾐits per aIre. 
ヴ. Ne┘ Resideﾐtial “uHurHaﾐ ┘ill a┗erage aHout oﾐe uﾐit per aIre. 
ヵ. ResideﾐIes iﾐ CoﾏﾏerIial “er┗iIe are liﾏited to Iaretaker’s uﾐits. 

 

A: Residential	Multi‐Family	[RMF]	
The  Resideﾐtial  Multi  Faﾏily  [RMF]  Iategory  allo┘s  for  a  Hroad  raﾐge  of  housiﾐg  types.  
Deﾐsities iﾐ RMF ┘ill typiIally raﾐge froﾏ 1ヰ uﾐits per aIre to ヲヶ uﾐits per aIre.  This Iaﾐ iﾐIlude 
apartﾏeﾐts, Ioﾐdoﾏiﾐiuﾏs, aﾐd sﾏall‐lot detaIhed housiﾐg.  Figure ン‐D illustrates e┝aﾏples of 
┗arious types of sﾏall‐lot de┗elopﾏeﾐt that Iould oIIur iﾐ the Resideﾐtial Multi‐Faﾏily laﾐd use 
Iategory.  

Withiﾐ  the  “aﾐ Miguel UrHaﾐ Reser┗e  Liﾐe  are  appro┝iﾏately  ヶΑ  aIres of  laﾐd desigﾐated  for 
ﾏulti‐faﾏily resideﾐtial de┗elopﾏeﾐt ふRMFぶ. Iﾐ ヲヰ1ン, aHout oﾐe‐half of this aIreage ┘as ┗aIaﾐt; 
the HalaﾐIe is oIIupied Hy e┝istiﾐg de┗elopﾏeﾐt. There are se┗eral loIatioﾐs ┘here ﾐe┘ ﾏulti‐
faﾏily de┗elopﾏeﾐt ┘ill  faIe a siﾐgle‐faﾏily ﾐeighHorhood aIross the street or ┘here the t┘o 
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┘ill share a Ioﾏﾏoﾐ property liﾐe. It is iﾏportaﾐt that ﾐe┘ RMF de┗elopﾏeﾐt should He ┗isually 
aﾐd  fuﾐItioﾐally  IoﾏpatiHle  ┘ith  the  doﾏiﾐaﾐt  patterﾐ  of  siﾐgle‐faﾏily  de┗elopﾏeﾐt  iﾐ  “aﾐ 
Miguel, refleItiﾐg the ﾐeighHorhood IharaIter, streetsIape aﾐd sIale. 

FIGURE ン‐D:  E┝aﾏples of Multi‐Faﾏily Resideﾐtial Developﾏeﾐt Types 

 

Please refer to Figure ン‐E for the follo┘iﾐg disIussioﾐ of RMF ﾐeighHorhoods. ゅなょ West	side	RMF	Neighborhoods	
L  Street Neighborhood.   West  of Missioﾐ  “treet,  the RMF‐desigﾐated  area  is  foIused 
aloﾐg  L  “treet,  Het┘eeﾐ Γth  aﾐd 1ンth  “treets.    This  area  largely  Ioﾏprises  e┝istiﾐg  lots 
that ┘ere part of the origiﾐal To┘ﾐ of “aﾐ Miguel ﾏap, reIorded iﾐ 188Γ.   This area is 
e┝peIted to fill  iﾐ ┘ith sﾏaller ﾏulti‐faﾏily projeIts of three to si┝ uﾐits eaIh.   Oﾐ the 
┘est side of L “treet, the Ioﾏﾏuﾐity has IoﾐIerﾐs aHout the steep slope aﾐd alley‐oﾐly 
aIIess.  Oﾐ the east side of L “treet, there is a ﾏi┝ture of R“F aﾐd RMF ┘ith the ﾏajority 
of resideﾐIes Heiﾐg siﾐgle‐faﾏily aﾐd geﾐerally oIIupied. ゅにょ East	side	RMF	Neighborhoods	
The N  Street  ﾐeighHorhood  iﾐIludes  a ﾏi┝  of  e┝istiﾐg  uses.    Iﾐ  ヲヰ1ン,  these  iﾐIluded 
┘arehouses,  aﾐ  old  ﾏotel,  t┘o  ﾏoHile  hoﾏe  parks,  aﾐd  iﾐterspersed  siﾐgle  faﾏily  
resideﾐIes.  This ﾏulti‐faﾏily ﾐeighHorhood is eﾐ┗isioﾐed to ha┗e deﾐsities raﾐgiﾐg froﾏ 
aHout 1ヵ to ヲヰ uﾐits per aIre ┘ith a ﾏi┝ of housiﾐg types.  Careful Ioﾐsideratioﾐ of site 
desigﾐ is ﾐeIessary iﾐ order to eﾐsure that de┗elopﾏeﾐt is IoﾏpatiHle ┘ith surrouﾐdiﾐg 
uses.   
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The East Eﾐd area is loIated at the 
easterﾐ  eﾐds  of  11th  aﾐd  1ヲth 
“treets  aloﾐg  the  “aliﾐas  Ri┗er 
Iorridor.    This  area  is  desigﾐated 
RMF,  iﾐ  order  to  allo┘  a  ﾏi┝  of 
deﾐsities,  lot  sizes,  aﾐd  housiﾐg 
types,  iﾐIludiﾐg  Hoth  attaIhed 
aﾐd detaIhed uﾐits.   Pro┝iﾏity  to 
the  ri┗er  pro┗ides  aﾐ  opportuﾐity 
to  Ireate  usaHle  opeﾐ  areas  for 
reIreatioﾐ  aﾐd  eﾐjoyﾏeﾐt  that 
ﾏay  iﾐIlude  pri┗ate  yards  or 
shared Ioﾏﾏoﾐ spaIes. Ne┘ loIal 
streets  that  IoﾐﾐeIt  these 
ﾐeighHorhoods  ┘ill  ﾐeed  to  He 
de┗eloped iﾐ this area.  

Aloﾐg 11th “treet, the e┝istiﾐg lots 
┗ary  iﾐ  size,  ┘hiIh  should  add 
┗ariety  to  the  Ioﾏpositioﾐ  of 

housiﾐg types.  Deﾐsities should raﾐge froﾏ 1ヵ to ヲヰ uﾐits per aIre. 

The  sites  aloﾐg  the  e┝teﾐsioﾐ  of  11th  “treet  are  larger  iﾐ  size;  this  should  eﾐaHle  a 
traﾐsitioﾐ  Het┘eeﾐ  the  siﾐgle  faﾏily  ﾐeighHorhood  to  the  south  aﾐd  the ﾏulti‐faﾏily 
ﾐeighHorhood aloﾐg 1ヲth “treet aﾐd N “treet. This is refleIted iﾐ the o┗erall gross deﾐsity 
iﾐ  this  area  that  is ﾏore  Ioﾐsisteﾐt ┘ith  the deﾐsity  of  a  siﾐgle  faﾏily  ﾐeighHorhood.   
Multi‐faﾏily  struItures  should  reseﾏHle  siﾐgle  faﾏily  struItures  iﾐ  appearaﾐIe  aﾐd 
sIale. The o┗erall site de┗elopﾏeﾐt should He Ilustered outside of the flood zoﾐe. Figure 
ン‐N illustrates a IoﾐIept plaﾐ for this ﾐeighHorhood. 

Please refer to Figure ン‐F for the follo┘iﾐg disIussioﾐ of R“F aﾐd R“ ﾐeighHorhoods. 

B: Residential	Single	Family	[RSF]	
The  R“F  Iategory  geﾐerally  allo┘s  de┗elopﾏeﾐt  of  a  siﾐgle  faﾏily  resideﾐIe  oﾐ  eaIh  parIel.  
Ne┘  parIels  Iaﾐ  raﾐge  iﾐ  size  froﾏ  ヶ,ヰヰヰ  sケuare  feet  to  oﾐe‐half  aIre  depeﾐdiﾐg  oﾐ  the 
a┗ailaHility of urHaﾐ ser┗iIes.  “eIoﾐdary resideﾐIes up to 8ヰヰ sケuare feet iﾐ size are geﾐerally 
allo┘aHle oﾐ lots of at least ヶ,ヰヰヰ sケuare feet.   
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Cluster  suHdi┗isioﾐs  aﾐd plaﾐﾐed 
uﾐit de┗elopﾏeﾐts are a tool that 
ﾏay He used  iﾐ the R“F Iategory 
to  eﾐaHle  a  ﾏore  fle┝iHle 
approaIh  to  de┗elopﾏeﾐt.    Iﾐ 
these  Iases,  o┗erall  deﾐsity  is 
ﾏaiﾐtaiﾐed,  Hut  setHaIks,  lot 
┘idths,  aﾐd  lot  sizes,  for 
e┝aﾏple,  ﾏay  He  reduIed.    Iﾐ 
e┝Ihaﾐge, additioﾐal puHliI areas 
aﾐd  opeﾐ  spaIes  Iaﾐ  He 
aIIoﾏﾏodated.   ゅなょ West	side	RSF	
West  of  the  railroad  traIks,  the 
R“F‐desigﾐated  areas  are 
priﾏarily  ┘ithiﾐ  the  historiI 
さTo┘ﾐ  of  “aﾐ  Miguelざ 
suHdi┗isioﾐ,  ┘hiIh  ┘as  reIorded 
iﾐ  188Γ.    さTo┘ﾐざ  lots  are 
geﾐerally  ヵヰ  feet  ┘ide  aﾐd  1ヵヰ 
feet  deep.    Most  lots  froﾐt  a 
さletteredざ  ﾐorth‐south  aligﾐed 
street ふe.g. K, L, Missioﾐ, Nぶ, ┘ith 

alleys ruﾐﾐiﾐg parallel ﾏid┘ay through eaIh HloIk.   

Ha┗iﾐg  Heeﾐ  de┗eloped  periodiIally  throughout  “aﾐ  Miguel’s  history,  the  ┘est  side 
iﾐIludes a ﾏi┝ed array of housiﾐg types.  “oﾏe ViItoriaﾐ hoﾏes datiﾐg HaIk to the early 
days of the railroad are still fouﾐd throughout to┘ﾐ.  Most housiﾐg iﾐ this area dates to 
the World War II era, ┘heﾐ “aﾐ Miguel e┝perieﾐIed its greatest populatioﾐ Hooﾏ.   

North  of  Lilliaﾐ  Larseﾐ  Eleﾏeﾐtary  “Ihool  is  a  ﾐeighHorhood  of  ﾐe┘er  hoﾏes 
IoﾐstruIted iﾐ the early ヲヰヰヰs. ゅにょ East	side	RSF	
East  of  the  railroad  traIks,  the  R“F‐desigﾐated  areas  iﾐ  ヲヰ1ン  iﾐIluded  a  fe┘  ﾐe┘er 
suHdi┗isioﾐs,  as ┘ell  as  se┗eral  larger  uﾐde┗eloped  parIels.    Cluster‐style  suHdi┗isioﾐs 
aﾐd  plaﾐﾐed  de┗elopﾏeﾐts  are  eﾐ┗isioﾐed  for  this  portioﾐ  of  to┘ﾐ.    These  types  of 
de┗elopﾏeﾐt aIIoﾏﾏodate aHout the saﾏe ﾐuﾏHer of resideﾐtial uﾐits as Ioﾐ┗eﾐtioﾐal 
suHdi┗isioﾐs,  ┘hile  reduIiﾐg  parIel  sizes  aﾐd  allo┘iﾐg  areas  to  He  set  aside  as  opeﾐ 
spaIe ふe.g., “aliﾐas Ri┗er flood plaiﾐぶ. 
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A ﾐe┘ R“F ﾐeighHorhood is proposed east of the “aliﾐas Ri┗er, aloﾐg Iﾐdiaﾐ Valley Road.  
This area  is  iﾐteﾐded to allo┘ resideﾐtial de┗elopﾏeﾐt oﾐ  lots of aHout 1ヰ,ヰヰヰ sケuare 
feet or larger.   

C: Residential	Suburban	(RS)	
The R“ desigﾐatioﾐ  is  iﾐteﾐded for  lo┘er‐deﾐsity siﾐgle  faﾏily housiﾐg.   R“ areas are pro┗ided 
┘ith ┘ater ser┗iIe, Hut are ﾐot e┝peIted to He ser┗ed Hy  the Ioﾏﾏuﾐity se┘er systeﾏ.   As a 
result,  ﾐe┘  lots ﾏust  He  at  least  oﾐe  aIre  iﾐ  size  or  larger  iﾐ  aIIordaﾐIe ┘ith  the  Laﾐd  Use 
OrdiﾐaﾐIe.  Ne┘ restriItioﾐs adopted iﾐto the Ceﾐtral Coast Basiﾐ Plaﾐ iﾐ ヲヰ1ン ﾏay hasteﾐ the 
ﾐeed for se┘er ser┗iIe iﾐ this area.   

All of  the R“ areas  iﾐ “aﾐ Miguel are east of  the “aliﾐas Ri┗er, ┘ith the “aﾐ La┘reﾐIe TerraIe 
ﾐeighHorhood oIIupyiﾐg ﾏost of the R“ laﾐd.  “aﾐ La┘reﾐIe TerraIe ┘as origiﾐally suHdi┗ided iﾐ 
the 1Γヲヰs.  “oﾏe portioﾐs of “aﾐ La┘reﾐIe TerraIe ha┗e Heeﾐ further suHdi┗ided, Hut ﾏost lots 
iﾐ the area are at least oﾐe aIre iﾐ size.   

3‐2.3: Commercial	and	Industrial	Land	Uses	

Appro┝iﾏately 1ヶ perIeﾐt of  laﾐd  iﾐ “aﾐ Miguel  is desigﾐated  for IoﾏﾏerIial aﾐd  iﾐdustrial uses.  
This  Plaﾐ  estaHlishes  t┘o  IoﾏﾏerIial  laﾐd  use  Iategories,  CoﾏﾏerIial  Retail  aﾐd  CoﾏﾏerIial 
“er┗iIe, aﾐd aﾐ Iﾐdustrial Iategory. These IoﾏﾏerIial laﾐd use Iategories are ﾏostly loIated aloﾐg 
Missioﾐ  “treet  aﾐd  1ヰth  “treet,  ┘here  they  ser┗e  the  daily  ﾐeeds  of  “aﾐ  Miguel  resideﾐts  Hy 
pro┗idiﾐg  goods,  ser┗iIes,  eﾐtertaiﾐﾏeﾐt,  aﾐd  eﾏployﾏeﾐt  opportuﾐities.  Larger  IoﾏﾏerIial 
aIreages are loIated ┘est of the free┘ay aﾐd east of the “aliﾐas Ri┗er.  CoﾏﾏerIial areas should He 
loIated to Ioﾏpleﾏeﾐt eaIh other aﾐd pro┗ide a ┗ariety of aﾏeﾐities to ser┗e the Ioﾏﾏuﾐity aﾐd 
surrouﾐdiﾐg  area.  “ee  Figure  ン‐G  for  the  loIatioﾐs  of  the  CoﾏﾏerIial  aﾐd  Iﾐdustrial  laﾐd  use 
Iategories.  
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A: Commercial	Retail	(CR)	
The CoﾏﾏerIial Retail desigﾐatioﾐ pro┗ides for trade iﾐ retail goods aﾐd ser┗iIes.  CoﾏﾏerIial 
Retail  also allo┘s  for ﾏi┝ed‐use de┗elopﾏeﾐt, ┘here  resideﾐtial uﾐits  suIh as apartﾏeﾐts are 
loIated aHo┗e or Hehiﾐd IoﾏﾏerIial uses.  There are se┗eral CR‐desigﾐated areas:  

ゅなょ Central	Business	District	ゅCBDょ	–	ななth	to	なねth	Streets	
  The  Ceﾐtral  Busiﾐess  DistriIt  is 

foIused  aloﾐg  Missioﾐ  “treet.  
Most  Husiﾐesses  are 
IoﾐIeﾐtrated oﾐ the ┘est side of 
Missioﾐ “treet Het┘eeﾐ 11th aﾐd 
1ヴth  “treets.    Most  of  the 
Huildiﾐgs  iﾐ  aﾐd  arouﾐd  the 
Husiﾐess  distriIt  ha┗e  e┝isted 
there  siﾐIe  the  1Γヴヰ's,  ┘ith 
soﾏe datiﾐg to the early 1Γヰヰ's. 
Uses  iﾐIlude restauraﾐts, Hars, a 
post  offiIe,  aﾐd  geﾐeral  retail 
Husiﾐesses.    This area  is  seeﾐ as 
the さto┘ﾐ Ieﾐterざ of “aﾐ Miguel 
aﾐd  is a priﾏary gatheriﾐg poiﾐt 
–  the  Iultural  huH  of  the 
Ioﾏﾏuﾐity  –  aﾐd  should  He 
reser┗ed  for  IoﾏﾏerIial 

de┗elopﾏeﾐt.   

The Ceﾐtral Busiﾐess DistriIt area proﾏotes the de┗elopﾏeﾐt of a Ioﾏpleﾏeﾐtary ﾏi┝ 
of resideﾐtial,  IoﾏﾏerIial, offiIe, Ii┗iI, aﾐd persoﾐal ser┗iIe uses, ┘hile eﾐhaﾐIiﾐg the 
Ioﾏﾏuﾐity’s historiI  IharaIter aﾐd  the  feeliﾐg of Heiﾐg さdo┘ﾐto┘ﾐ.ざ The  IoﾏﾏerIial 
Ieﾐter  pro┗ides  opportuﾐities  for  retail  shops,  outdoor  gatheriﾐg  areas,  restauraﾐts, 
ser┗iIes aﾐd/or Husiﾐess‐professioﾐal uses to support the daily ﾐeeds of resideﾐts.   

Iﾐ  the  early  ヲヰヰヰs,  parkiﾐg  ratios  iﾐ  the  Ieﾐtral  Husiﾐess  distriIt  ┘ere  reduIed  Hy 
plaﾐﾐiﾐg area staﾐdard iﾐ order to eﾐaHle ﾐe┘ uses to oIIupy e┝istiﾐg storefroﾐts.   As 
the  area  de┗elops,  a  ﾐeed  for  Ieﾐtralized  parkiﾐg  faIilities  ┘ill  arise.    Not  all 
de┗elopﾏeﾐt  ┘ill  oIIur  at  oﾐIe,  ho┘e┗er.    VaIaﾐt  lots  ┘ithiﾐ  the  Ieﾐtral  Husiﾐess 
distriIt Iould He Hased aﾐd used iﾐ the iﾐteriﾏ for parkiﾐg or as opeﾐ plaza areas.   
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ゅにょ Central	Business	District	ゅCBDょ	–	North	of	なねth	and	South	of	ななth	Streets	
Areas iﾐ the Ceﾐtral Busiﾐess DistriIt ﾐorth of 1ヴth “treet aﾐd south of 11th “treet ha┗e 
Heeﾐ  ﾏore  sporadiIally  de┗eloped.    These  loIatioﾐs  ┘ould  He  ideal  for  IoﾏﾏerIial 
ﾏi┝ed‐use de┗elopﾏeﾐt.    Iﾐ soﾏe Iases, HloIks already ha┗e aﾐ estaHlished patterﾐ of 
ﾏi┝ed resideﾐtial aﾐd IoﾏﾏerIial uses.   ゅぬょ などth	and	K	Street	Areas	
Near  the  1ヰth  “treet  off  raﾏps  froﾏ High┘ay 1ヰ1,  a  CR  area  is  desigﾐated  largely  for 
high┘ay‐orieﾐted  uses.      E┝istiﾐg  Husiﾐesses  iﾐ  this  area  iﾐIlude  restauraﾐts,  a  gas 
statioﾐ aﾐd a ﾏotel.  Additioﾐal streetsIape iﾏpro┗eﾏeﾐts are eﾐ┗isioﾐed for this area. ゅねょ Cemetery	Road	Area	
AHout fi┗e aIres of laﾐd is desigﾐated CR at the south┘est Iorﾐer of Ceﾏetery Road aﾐd 
1ヰth  “treet.    This  site  is  eﾐ┗isioﾐed  for  さparkiﾐg‐lot  depeﾐdeﾐtざ  IoﾏﾏerIial  laﾐd  uses 
that ﾏay ﾐot He feasiHle iﾐ the CBD.  “uIh laﾐd uses ┘ould geﾐerally ha┗e a floor area 
ratio of arouﾐd ヰ.ヲヵ ふsee suHseItioﾐ E for a disIussioﾐ oﾐ Floor Area Ratioぶ.  Uses Iould 
iﾐIlude a groIery store, pharﾏaIy, Haﾐk, aﾐd other Husiﾐesses  that ┘ould ser┗e  to┘ﾐ 
resideﾐts aﾐd also attraIt people  froﾏ the rural areas outside of “aﾐ Miguel. This site 
has  free┘ay  ┗isiHility  aﾐd  Iould  also  aIIoﾏﾏodate  high┘ay‐orieﾐted  uses,  suIh  as 
outdoor sales, autoﾏoHile ser┗iIe uses, or IoﾏﾏerIial ser┗iIes uses ┘ith regioﾐal dra┘.   

B: Commercial	Service	(CS)	
The CoﾏﾏerIial “er┗iIe desigﾐatioﾐ pro┗ides for uses suIh as offiIes, Husiﾐess aﾐd IoﾏﾏerIe 
parks, outdoor storage, light ﾏaﾐufaIturiﾐg, repair ser┗iIes, aﾐd siﾏilar uses.   ゅなょ Cemetery	Road	Area	

Appro┝iﾏately 1ヰ aIres of ┗aIaﾐt  laﾐd  is a┗ailaHle  for C“ de┗elopﾏeﾐt aloﾐg  the ┘est 
side of Ceﾏetery Road, south of 1ヰth “treet.  This area is easily aIIessiHle froﾏ High┘ay 
1ヰ1.  A さIaﾏpus styleざ Husiﾐess park or IoﾏﾏerIe park de┗elopﾏeﾐt is eﾐ┗isioﾐed for 
this  site,  ┘ith  floor  area  ratios  estiﾏated  at  roughly  ヰ.ヲ.    Uses  Iould  iﾐIlude  offiIes, 
puHliI  asseﾏHly  faIilities,  retail  sales  ふiﾐ  support  of  other  usesぶ,  eleItroﾐiIs 
ﾏaﾐufaIturiﾐg, aﾐd/or lodgiﾐg faIilities ふe.g. hotel, RV park, etI.ぶ ゅにょ East	Side	of	Mission	Street,	North	of	なはth	Street	
Bet┘eeﾐ 1ヶth aﾐd 1Γth “treets, there is a three aIre triaﾐgular strip of laﾐd oﾐ the east 
side  of Missioﾐ  “treet,  froﾐtiﾐg  the  railroad  traIks.    At  the  ﾐorth  eﾐd  is  the  Farﾏers 
AlliaﾐIe  Mill,  origiﾐally  IoﾐstruIted  iﾐ  18Γヲ.    To  the  iﾏﾏediate  south  ┘as  the  Liﾏe 
Mouﾐtaiﾐ  Coﾏpaﾐy’s  railroad  terﾏiﾐal.    This  area  is  eﾐ┗isioﾐed  to  retaiﾐ  a  ┗ariety  of 
IoﾏﾏerIial aﾐd light iﾐdustrial uses.   ゅぬょ )ndian	Valley	Road	Area	
The Iﾐdiaﾐ Valley Road site is the hoﾏe of a forﾏer laﾐdiﾐg strip.  This site is desigﾐated 
┘ith t┘o laﾐd use Iategories: R“F aﾐd C“ ふsee “eItioﾐ ン‐ン.ヲぶ.  For the C“ portioﾐ of the 
site, it is eﾐ┗isioﾐed that there should He fle┝iHility to de┗elop a raﾐge of aIreages ┘ith 

Attachment 2 - San Miguel Community Plan Update - 

Planning Commission Recommended Changes

65 of 445



 

Page | ン‐1ヶ 
 

ﾏost uses allo┘aHle iﾐ the C“ laﾐd use Iategory.  Iﾐ the short‐terﾏ, this area ┘ill ﾐot He 
pro┗ided ┘ith se┘er ser┗iIe, ┘hiIh ┘ill  liﾏit de┗elopﾏeﾐt  iﾐteﾐsity.   E┗eﾐtually, ┘heﾐ 
ser┗iIes are e┝teﾐded east of the “aliﾐas Ri┗er, de┗elopﾏeﾐt Iould He iﾐteﾐsified.  

The  Iﾐdiaﾐ  Valley  area  is  ad┗aﾐtageous  HeIause  its  large  aIreage  uﾐder  a  siﾐgle 
o┘ﾐership  eﾐaHles  a  ┘ide  raﾐge  of  laﾐd  uses  aﾐd  fle┝iHility  iﾐ  the  desigﾐ  of 
de┗elopﾏeﾐt.    Iﾐ  Ioﾐtrast,  other  IoﾏﾏerIial  areas  iﾐ  to┘ﾐ  geﾐerally  ha┗e  fraItured 
o┘ﾐership patterﾐs aﾐd less fle┝iHility.   

C: Industrial	[IND]	
The  oﾐly  laﾐd  desigﾐated  as  IND  iﾐ  “aﾐ Miguel  is  loIated  aloﾐg  the  railroad  traIks.    The  ┗ast 
ﾏajority of this laﾐd is o┘ﾐed Hy the Uﾐioﾐ PaIifiI Railroad, aﾐd there are ﾐo loﾐg‐terﾏ plaﾐs to 
de┗elop the laﾐd.  The IND‐desigﾐated laﾐd is highly ┗isiHle aﾐd iﾐ Ilose pro┝iﾏity to resideﾐtial 
aﾐd IoﾏﾏerIial areas.    Iﾐ reIogﾐitioﾐ of  this, ﾐe┘ de┗elopﾏeﾐt ┘ould ﾐeed to take poteﾐtial 
iﾐIoﾏpatiHilities ┘ith adjaIeﾐt laﾐd uses iﾐto Ioﾐsideratioﾐ.  Additioﾐally, desigﾐ ┘ould ﾐeed to 
aIhie┗e harﾏoﾐy ┘ith adjaIeﾐt IoﾏﾏerIial aﾐd resideﾐtial de┗elopﾏeﾐt.  This is aIIoﾏplished 
through desigﾐ guideliﾐes, as ┘ell as perforﾏaﾐIe staﾐdards ふsee “eItioﾐ Γ‐ヶ.ヲぶ.  

D: Mixed	Use	[MU]	
Certaiﾐ  loIatioﾐs  iﾐ  the  CR  Iategory  are 
ideﾐtified  as  さMi┝ed  Useざ  areas  oﾐ  the  laﾐd 
use ﾏap iﾐ Figure ン‐B.  These are areas ┘here 
ﾏi┝ed  IoﾏﾏerIial  aﾐd  resideﾐtial 
de┗elopﾏeﾐt is desiraHle aﾐd eﾐIouraged.   

The  Couﾐty’s  Laﾐd  Use  OrdiﾐaﾐIe  allo┘s 
resideﾐtial uses to He  loIated either 1ぶ oﾐ the 
seIoﾐd  floor  aHo┗e  priﾏary  grouﾐd‐floor 
IoﾏﾏerIial uses or ヲぶ Hehiﾐd aﾐd attaIhed to 
the  priﾏary  grouﾐd‐floor  IoﾏﾏerIial  uses.  The  resideﾐtial  uﾐits  geﾐerate  pedestriaﾐ  aIti┗ity 
that Iaﾐ help to aﾐiﾏate the streetsIape. Also, resideﾐts Iaﾐ pro┗ide a さﾐeighHorhood ┘atIhざ 
fuﾐItioﾐ duriﾐg tiﾏes ┘heﾐ Husiﾐesses are Ilosed. “aﾐ Miguel eﾐIourages this kiﾐd of ﾏi┝ed use 
de┗elopﾏeﾐt. 

Iﾐ  Iertaiﾐ  IirIuﾏstaﾐIes,  さhorizoﾐtalざ  ﾏi┝ed  use  ﾏay  He  appropriate.    Iﾐ  these  Iases, 
IoﾏﾏerIial uses aﾐd resideﾐtial uses are loIated iﾐ separate Huildiﾐgs aﾐd oﾐ separate parts of 
the site.  Oﾐe IoﾐIept that iﾐIorporates horizoﾐtal ﾏi┝ed use de┗elopﾏeﾐt is eﾐ┗isioﾐed for the 
N “treet area  ふsee “eItioﾐ ン‐ン.ヴぶ, ┘here IoﾏﾏerIial de┗elopﾏeﾐt ┘ould oIIur  iﾐ the froﾐt of 
the parIel, Hut Iaretaker’s resideﾐIes Iould He de┗eloped at the rear.   

Buildiﾐg forﾏ ┘ithiﾐ ﾏi┝ed use areas is iﾏportaﾐt.  The Huildiﾐg forﾏ should al┘ays He desigﾐed 
to Ioﾏpleﾏeﾐt the puHliI street froﾐtage.  The Coﾏﾏuﾐity Plaﾐ eﾐ┗isioﾐs allo┘iﾐg fle┝iHility for 
ﾏi┝ed  use  de┗elopﾏeﾐts  to  iﾐIlude  additioﾐal  resideﾐtial  area,  as  loﾐg  as  Huildiﾐg  forﾏ 

Healthy Communities 

Mi┝ed use de┗elopﾏeﾐt is Ioﾐsidered a priﾏary 
tool for healthy Ioﾏﾏuﾐity de┗elopﾏeﾐt.  Hoﾏes 
should He loIated ﾐear ┘ork plaIes, shoppiﾐg, aﾐd 

puHliI faIilities to ﾏake ┘alkiﾐg aﾐd Hikiﾐg a 
Ioﾐ┗eﾐieﾐt alterﾐati┗e to dri┗iﾐg.   
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staﾐdards are  retaiﾐed.    This  fle┝iHility  iﾐ  resideﾐtial uses also pro┗ides  soﾏe  fle┝iHility  to  the 
de┗eloper aﾐd ﾏakes it ﾏore likely that a projeIt ┘ill get Huilt.   O┗er tiﾏe, as ﾏarket deﾏaﾐd 
iﾐIreases, IoﾏﾏerIial sケuare footage Iaﾐ like┘ise e┝paﾐd iﾐto pre┗ious resideﾐtial areas.   

E: Floor	Area	Ratios	
Iﾐ  order  to  aIhie┗e  a  IoﾏpaIt  de┗elopﾏeﾐt  forﾏ,  this  Plaﾐ  eﾐIourages  floor  area  ratios 
Ioﾐsisteﾐt ┘ith  those  fouﾐd  iﾐ  sﾏall do┘ﾐto┘ﾐs  rather  thaﾐ  iﾐ  suHurHaﾐ  settiﾐgs.  Floor Area 
Ratio  ふFARぶ  is  the  ratio  of  Huildiﾐg  spaIe  to  laﾐd  area  that  is  aﾐ  iﾐdiIator  of  the  iﾐteﾐsity  of 
de┗elopﾏeﾐt oﾐ a parIel. Figure ン.1.ン  illustrates  three e┝aﾏples of FAR. Aloﾐg Missioﾐ “treet 
aﾐd  iﾐ Mi┝ed Use areas,  FARs Het┘eeﾐ ヰ.ヵ aﾐd  to ヰ.Αヵ are appropriate. Uses  reケuiriﾐg  larger 
parkiﾐg  lots  ﾏay  ha┗e  FARs  Het┘eeﾐ  ヰ.ヲヵ  aﾐd  ヰ.ンヵ.  The  Iﾐdiaﾐ  Valley  IoﾏﾏerIial  area  ┘ill 
reケuire se┘er ser┗iIe iﾐ order to He de┗eloped ┘ith aﾐ FAR of ヰ.ヲヰ or greater.  Higher FARs help 
use  laﾐd ﾏore effiIieﾐtly, ﾏaiﾐtaiﾐ a IoﾏpaIt urHaﾐ forﾏ, aﾐd reduIe the pressure for future 
e┝paﾐsioﾐ of de┗elopﾏeﾐt oﾐto agriIultural laﾐds. 

FIGURE ン‐H:  Floor Area Ratios 

FAR = Floor Area Ratio.  The FAR iﾐdiIates the ﾏa┝iﾏuﾏ iﾐteﾐsity of de┗elopﾏeﾐt oﾐ a parIel.  The FAR 
is e┝pressed as the ratio of Huildiﾐg spaIe to laﾐd area.  For the purposes of this illustratioﾐ, Huildiﾐg 
spaIe is the eﾐIlosed gross leasaHle spaIe.   
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3‐2.4: Other	Land	Uses	

A: Agriculture	[AG]	
Aﾐ  area  of  aHout  11ヰ  aIres  Het┘eeﾐ  the  railroad  aﾐd  the  ri┗er  ﾐorth  of  the  ┘aste┘ater 
treatﾏeﾐt plaﾐt is desigﾐated as AgriIulture aﾐd is iﾐIluded ┘ithiﾐ “aﾐ Miguel’s UrHaﾐ Reser┗e 
Liﾐe.  Its loIatioﾐ aﾐd topography ﾏake it a Ioﾐ┗eﾐieﾐt area for future gro┘th.  The site has the 
fle┝iHility to aIIoﾏﾏodate ﾏaﾐy poteﾐtial uses,  iﾐIludiﾐg uses that pro┗ide joHs aﾐd reケuire a 
large  area.  This  site  has  aIIess  Ioﾐstraiﾐts  due  to  Harriers  Ireated  Hy  the  railroad  aﾐd  ri┗er.  
E┝teﾐdiﾐg  N  “treet  ﾐorth  through  Uﾐioﾐ  PaIifiI  Railroad  properties  ┘ould  Ireate  oﾐe  aIIess 
poiﾐt.  Ho┘e┗er, a seIoﾐd aIIess poiﾐt aIross the railroad traIks to Missioﾐ “treet ┘ould ﾐeed 
to He de┗eloped for ﾏore iﾐteﾐsified uses.  This area is iﾐteﾐded to reﾏaiﾐ iﾐ agriIultural use iﾐ 
the AgriIulture laﾐd use Iategory as a さholdiﾐg zoﾐeざ uﾐtil aIIess proHleﾏs are resol┗ed aﾐd the 
appropriate  aﾏouﾐt  aﾐd  type  of  urHaﾐ  de┗elopﾏeﾐt  aﾐd  ser┗iIes  are  deterﾏiﾐed  through  a 
future aﾏeﾐdﾏeﾐt to this Plaﾐ. 

B: Open	Space	[OS]	
The O“ laﾐd use Iategory is for puHliIly‐o┘ﾐed opeﾐ spaIe laﾐds or laﾐds ┘here aﾐ opeﾐ spaIe 
easeﾏeﾐt  has  Heeﾐ  reIorded.    This  Iategory  iﾐIludes  laﾐds  o┘ﾐed  Hy  the  Couﾐty ┘ithiﾐ  the 
flood  plaiﾐ  of  the  “aliﾐas  Ri┗er.    It  also  iﾐIludes  portioﾐs  of  the  pri┗ately‐o┘ﾐed  opeﾐ  spaIe 
parIel iﾐ the Missioﾐ Meado┘s suHdi┗isioﾐ loIated ﾐorth of 1ヶth “treet aﾐd east of N “treet.   

C: Public	Facilities	[PF]	
The PF laﾐd use Iategory is for e┝istiﾐg or plaﾐﾐed puHliI faIilities.  Withiﾐ “aﾐ Miguel, PF areas 
iﾐIlude  the  “aﾐ  Miguel  Coﾏﾏuﾐity  “er┗iIes  DistriIt  Huildiﾐg  aﾐd  fire  statioﾐ,  Lilliaﾐ  Larseﾐ 
Eleﾏeﾐtary “Ihool, the liHrary, aﾐd the MaIhado Waste┘ater Treatﾏeﾐt Plaﾐt. 

D: Recreation	[REC]	
The REC  laﾐd use Iategory  is priﾏarily used  for parks,  reIreatioﾐal uses,  Iultural aIti┗ities.    Iﾐ 
“aﾐ Miguel, the Ioﾏﾏuﾐity park, Rios Caledoﾐia AdoHe, aﾐd ﾏissioﾐ grouﾐds are all desigﾐated 
REC. Also  iﾐ the REC Iategory, the laﾐd Het┘eeﾐ the ﾏissioﾐ aﾐd High┘ay 1ヰ1 ふsee Figure ン‐Iぶ 
pro┗ides the ┗isual  foregrouﾐd for ﾏotorists ┗ie┘iﾐg the ﾏissioﾐ froﾏ the high┘ay. As ┗aIaﾐt 
laﾐd, it allo┘s aﾐ uﾐoHstruIted ┗ie┘ of the ﾏissioﾐ. Ho┘e┗er, de┗elopﾏeﾐt iﾐ this loIatioﾐ has 
the poteﾐtial to eﾐhaﾐIe or detraIt froﾏ the ﾏissioﾐ’s ┗isual settiﾐg. Guideliﾐes iﾐ Chapter Γ are 
iﾐteﾐded  to eﾐsure  that  future de┗elopﾏeﾐt oﾐ  these parIels  is  IoﾏpatiHle ┘ith  the ﾏissioﾐ.  
ReIreatioﾐ‐desigﾐated laﾐd Iaﾐ also He used for siﾐgle faﾏily or ﾏulti‐faﾏily housiﾐg.  Aﾐ area 
of laﾐd oﾐ 11th “treet ﾐear the “aliﾐas Ri┗er has Heeﾐ desigﾐated ReIreatioﾐ iﾐ order to allo┘ a 
ﾏi┝ed resideﾐtial de┗elopﾏeﾐt aloﾐg ┘ith IoﾏﾏerIial eケuestriaﾐ uses.   
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FIGURE ン‐I:  Missioﾐ Area 

 

Father Regiﾐald Park,  loIated oﾐ the ┘est side of Missioﾐ “treet,  just ﾐorth of “aﾐ Luis OHispo 
Road,  has  the  poteﾐtial  to  HeIoﾏe  aﾐ  e┝teﾐsioﾐ  of  the  ﾏissioﾐ  e┝perieﾐIe  for  ┗isitors.  By 
eﾏphasiziﾐg the park’s historiIal assoIiatioﾐs, aﾐd ┘ith the additioﾐ of physiIal eﾐhaﾐIeﾏeﾐts 
that ┘ould liﾐk it ┗isually to the ﾏissioﾐ, it Iould HeIoﾏe aﾐ iﾏportaﾐt iﾐterﾏediate destiﾐatioﾐ 
Het┘eeﾐ  the  ﾏissioﾐ  aﾐd  the  do┘ﾐto┘ﾐ.    “aﾐ  Miguel  ResourIe  CoﾐﾐeItioﾐ  eﾐ┗isioﾐs 
IoﾐstruItiﾐg a kiosk iﾐ the park for ┗isitors iﾐterested iﾐ takiﾐg a self‐guided history aﾐd art tour 
of “aﾐ Miguel.  A IoﾐIept plaﾐ should He prepared to iﾐdiIate ho┘ the park Iould He eﾐhaﾐIed 
to aIIoﾏplish this purpose ふrefer to Figure ン‐Jぶ.  

A ンヰ‐foot ┘ide strip oﾐ the ┘est side of N “treet, Het┘eeﾐ 11th aﾐd 1ヴth “treets is also proposed 
to He iﾐ the REC laﾐd use Iategory. Due to its ﾐarro┘ Ioﾐfiguratioﾐ, ﾐot all of the reIreatioﾐal 
uses allo┘aHle iﾐ the REC Iategory Iaﾐ He aIIoﾏﾏodated iﾐ this loIatioﾐ.  Proposed uses of this 
laﾐd iﾐIlude Ioﾏﾏuﾐity parkiﾐg lots at 11th aﾐd 1ヴth “treets aﾐd surfaIe draiﾐage faIilities, suIh 
as Hioreteﾐtioﾐ Iells.   
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FIGURE ン‐J:  Father Regiﾐald Park 

 

3‐2.5: Combining	Designations	

CoﾏHiﾐiﾐg desigﾐatioﾐs are speIial laﾐd use Iategory さo┗erlaysざ applied iﾐ areas of the Iouﾐty ┘ith 
hazardous Ioﾐditioﾐs or speIial resourIes. Iﾐ those areas, ﾏore detailed re┗ie┘ is ﾐeeded to a┗oid 
ad┗erse  eﾐ┗iroﾐﾏeﾐtal  iﾏpaIts  or  effeIts  of  hazardous  Ioﾐditioﾐs  oﾐ  proposed  de┗elopﾏeﾐt 
projeIts. The follo┘iﾐg areas are suHjeIt to speIial IoﾏHiﾐiﾐg desigﾐatioﾐs. Iﾐ soﾏe Iases, speIifiI 
staﾐdards ha┗e Heeﾐ adopted for areas ┘here a IoﾏHiﾐiﾐg desigﾐatioﾐ is applied. Those staﾐdards 
are fouﾐd iﾐ ArtiIle 1ヰ of the Laﾐd Use OrdiﾐaﾐIe aﾐd apply to de┗elopﾏeﾐt proposals, iﾐ additioﾐ 
to the staﾐdards of Chapter ヲヲ.1ヴ of the Laﾐd Use OrdiﾐaﾐIe. 

A: Flood	Hazard	[FH]	
Areas that are ┘ithiﾐ the 1ヰヰ‐year flood zoﾐe are loIated iﾐ the FH desigﾐatioﾐ.  Iﾐ “aﾐ Miguel, 
this is priﾏarily the lo┘er ri┗er terraIe of the “aliﾐas Ri┗er.  Certaiﾐ IoﾐstruItioﾐ reケuireﾏeﾐts 
aﾐd draiﾐage staﾐdards ﾏust He ﾏet iﾐ the FH area.   

B: Historic	[H]	
The H desigﾐatioﾐ is used to ideﾐtify areas aﾐd struItures of historiI sigﾐifiIaﾐIe.  Iﾐ “aﾐ Miguel, 
the H desigﾐatioﾐ is applied to the Rios‐Caledoﾐia AdoHe aﾐd Missioﾐ “aﾐ Miguel.  E┝paﾐsioﾐ of 
the H desigﾐatioﾐ to other struItures ﾏay He Ioﾐsidered oﾐIe aﾐ historiIal resourIes iﾐ┗eﾐtory 
has Heeﾐ prepared ふsee “eItioﾐ ヴ‐ヲ.ヲ for a disIussioﾐ of historiIal resourIesぶ.   
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C: Sensitive	Resource	Area	[SRA]	
The “aliﾐas Ri┗er Iorridor is desigﾐated as a “eﾐsiti┗e ResourIe 
Area  ふ“RAぶ  CoﾏHiﾐiﾐg  Desigﾐatioﾐ.    “eﾐsiti┗e  ResourIe  Area 
desigﾐatioﾐs  are  applied  to  areas  ha┗iﾐg  high  eﾐ┗iroﾐﾏeﾐtal 
ケuality aﾐd speIial eIologiIal or eduIatioﾐal sigﾐifiIaﾐIe.  This 
desigﾐatioﾐ  is  iﾐteﾐded  to  proteIt  haHitat  aﾐd  ﾏigratioﾐ 
Iorridors  for ┘ildlife.   Noﾐetheless,  it should also pro┗ide for 
ﾐeIessary flood ﾏaﾐageﾏeﾐt aIti┗ities.   

3-3:   Conceptual Design Areas  

3‐3.1: About	Concept	Plans	

The IoﾐIepts desIriHed iﾐ this seItioﾐ are iﾐteﾐded to illustrate 
iﾏportaﾐt eleﾏeﾐts of the desigﾐ for these areas. They are e┝aﾏples 
of ho┘ these sites Iould He de┗eloped; future de┗elopﾏeﾐt projeIts 
are ﾐot reケuired to Ioﾏply ┘ith e┗ery aspeIt of these IoﾐIepts, Hut 
should Iarry out the iﾐteﾐt. Please refer to the Plaﾐﾐiﾐg Area 
“taﾐdards iﾐ “eItioﾐ ヲヲ.1ヰヴ.ヰヶヰ for the reケuireﾏeﾐts to iﾏpleﾏeﾐt a projeIt iﾐ these areas. 

3‐3.2: Town	Center	

 

The iﾏage of Missioﾐ “treet is of priﾏary iﾏportaﾐIe for the ┗isioﾐ for “aﾐ Miguel. It is esseﾐtial that 
the  streetsIape  Ioﾐ┗ey  a  positi┗e  iﾏage.  The  iﾏage ﾏust  reiﾐforIe  the  to┘ﾐ’s historiI  IharaIter, 
Ioﾐ┗ey a seﾐse of a Ioﾏﾏuﾐity that ┘elIoﾏes ┗isitors, aﾐd pro┗ide aﾐ eﾐjoyaHle eﾐ┗iroﾐﾏeﾐt that 
eﾐIourages  people  to  liﾐger.    The  laﾐd  uses  oﾐ Missioﾐ  “treet  iﾏﾏediately  ﾐorth  of  the ﾏissioﾐ 
should  He  iﾐ┗itiﾐg  to  ┗isitors  aﾐd  eﾐtiIe  theﾏ  to  Ioﾐtiﾐue ┘alkiﾐg  do┘ﾐ Missioﾐ  “treet.    Desigﾐ 
guideliﾐes for the do┘ﾐto┘ﾐ area should He e┝teﾐded to the area oﾐ the east side of Missioﾐ “treet 
iﾏﾏediately ﾐorth of the ﾏissioﾐ so that its future de┗elopﾏeﾐt ┘ill pro┗ide a ﾏore appealiﾐg liﾐk 
Het┘eeﾐ the ﾏissioﾐ aﾐd do┘ﾐto┘ﾐ.  This ┗isioﾐ for the “aﾐ Miguel to┘ﾐ Ieﾐter is iﾏpleﾏeﾐted Hy 
the IoﾏﾏerIial desigﾐ staﾐdards  iﾐ Chapter ヲヲ.1ヰヴ of  the  Laﾐd Use OrdiﾐaﾐIe aﾐd  the prograﾏs 
desIriHed iﾐ this plaﾐ. 

To help guide iﾏpro┗eﾏeﾐts to the Ceﾐtral Busiﾐess DistriIt, the さTo┘ﾐ Ceﾐter Plaﾐざ ┘as adopted 
as part of the ヲヰヰン “aﾐ Miguel Coﾏﾏuﾐity Desigﾐ Plaﾐ.  Although soﾏe of the iﾏpro┗eﾏeﾐts iﾐ that 
plaﾐ ┘ere ﾏade, opportuﾐities for additioﾐal eﾐhaﾐIeﾏeﾐt e┝isted at the tiﾏe the Coﾏﾏuﾐity Plaﾐ 
┘as adopted. Figure ン‐L illustrates these opportuﾐities. 

The  Iore  of  “aﾐ  Miguel’s  do┘ﾐto┘ﾐ  iﾐIludes  the  HloIk  of  historiI  Huildiﾐgs  aloﾐg  1ンth  “treet 
Het┘eeﾐ Missioﾐ aﾐd L “treets, as ┘ell as other older Huildiﾐgs aloﾐg Missioﾐ “treet Het┘eeﾐ 11th 
aﾐd  1ヴth  “treets.  Maﾐy  of  these  Huildiﾐgs  date  froﾏ  the  early  1Γヰヰs  aﾐd  Ioﾐtaiﾐ  arIhiteItural 
eleﾏeﾐts  typiIal  of  that  period  of  Califorﾐia’s  history.  Ne┘  do┘ﾐto┘ﾐ  Huildiﾐgs  should  He 
IoﾏpatiHle  iﾐ  fuﾐItioﾐ  aﾐd  appearaﾐIe  ┘ith  the  e┝istiﾐg  Huildiﾐgs.  CoﾏpatiHility  should  He 

A Concept Plan Is… 

 A frame of reference for both the 

community and developers.   

 One of many ways the 

neighborhood could build out in 

compliance with the ordinance.   

 A tool the Planning Commission 

can use to determine if 

development complies with 

community goals for the area. 

A Concept Plan Is Not… 

 A guarantee of what the 

neighborhood will look like.   

 Engineered or designed at a 

parcel-specific level.   

 A definitive plan for development.   

 Built out all at one time.   
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aIhie┗ed, ﾐot Hy reケuiriﾐg that ﾐe┘ Huildiﾐgs adhere to a partiIular desigﾐ theﾏe or style, Hut Hy 
oHser┗aﾐIe of guideliﾐes aﾐd staﾐdards dealiﾐg ┘ith site desigﾐ, Huildiﾐg height aﾐd proportioﾐ, aﾐd 
pedestriaﾐ‐sIale  arIhiteItural  details.  E┝aﾏples  of  appropriate  styles  iﾐIlude  ﾏost  ┗ariatioﾐs 
Ioﾏﾏoﾐly seeﾐ froﾏ the late 18ヰヰs through the 1Γヴヰs aﾐd styles that iﾐIorporate desigﾐ eleﾏeﾐts 
froﾏ the ﾏissioﾐ. 

The  desigﾐ  of  ﾐe┘  Huildiﾐgs  oﾐ  the  east  side  of  Missioﾐ  “treet  iﾐ  the  do┘ﾐto┘ﾐ  area  should 
Ioﾐsider  the  appearaﾐIe  of  the  faIade  that  faIes  the  railroad  traIk.  These  faIades ┘ill  He  ┗isiHle 
froﾏ the N “treet side of the traIk. They should iﾐIlude the saﾏe desigﾐ eleﾏeﾐts as the Huildiﾐgs’ 
street faIades. 

Motor ┗ehiIles aﾐd the laﾐd they take up for parkiﾐg aﾐd ﾏaﾐeu┗eriﾐg are geﾐerally  iﾐIoﾏpatiHle 
┘ith pedestriaﾐ aIti┗ities. “aﾐ Miguel’s do┘ﾐto┘ﾐ Iore area ﾏust HeIoﾏe a HiIyIle aﾐd pedestriaﾐ‐
frieﾐdly area  if  it  is  to aIhie┗e  its  eIoﾐoﾏiI poteﾐtial. Adeケuate parkiﾐg ﾏust He pro┗ided, Hut  it 
ﾏust  ﾐot  He  allo┘ed  to  Ioﾏproﾏise  the  HiIyIle  aﾐd  pedestriaﾐ  eﾐ┗iroﾐﾏeﾐt,  ┗isually  or 
fuﾐItioﾐally.  
 
“ide┘alks oﾐ Missioﾐ “treet should ﾐot He  iﾐterrupted Hy dri┗e┘ays. Parkiﾐg reケuireﾏeﾐts should 
Ioﾐsider  the  faIt  that  eighty  perIeﾐt  of  “aﾐ Miguel’s  resideﾐts  li┗e  ┘ithiﾐ  a  ケuarter  ﾏile  of  the 
do┘ﾐto┘ﾐ  Iore  –  a  Ioﾐ┗eﾐieﾐt  ┘alkiﾐg  or  Hikiﾐg  distaﾐIe.  Tourists  aﾐd  other  ┗isitors  ┘ill  park 
soﾏe┘here iﾐ the Iore area aﾐd go froﾏ plaIe to plaIe oﾐ foot.  
 
Iﾐ Ioﾐtrast  to “aﾐ Miguel’s  resideﾐtial areas,  the IoﾏﾏerIial distriIt has  fe┘ ﾏature shade  trees. 
Preser┗iﾐg aﾐd rehaHilitatiﾐg the historiI Huildiﾐgs aﾐd iﾏpro┗iﾐg the pedestriaﾐ eﾐ┗iroﾐﾏeﾐt ┘ith 
laﾐdsIapiﾐg  aﾐd  other  features  ┘ill  He  iﾏportaﾐt  faItors  iﾐ  the  resurreItioﾐ  of  a  ┗igorous  loIal 
eIoﾐoﾏy. 
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FIGURE ン‐L:  Towﾐ Ceﾐter Desigﾐ Coﾐcept 
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As  part  of  the  To┘ﾐ  Ceﾐter  Desigﾐ  CoﾐIept,  the  Ioﾏﾏuﾐity  should  pursue  estaHlishﾏeﾐt  of  a 
LaﾐdsIape  aﾐd  Lightiﾐg  DistriIt  to  Io┗er  the  Missioﾐ  “treet  Iorridor.    Ultiﾏately,  suIh  a  distriIt 
should Ioﾏe uﾐder the Ioﾐtrol of the “aﾐ Miguel Coﾏﾏuﾐity “er┗iIes DistriIt.   

A Ieﾐtralized parkiﾐg plaﾐ should also He de┗eloped, ┘orkiﾐg ┘ith loIal Husiﾐesses aﾐd laﾐdo┘ﾐers 
┘ith the goal of allo┘iﾐg ┗aIaﾐt lots iﾐ the do┘ﾐto┘ﾐ area to He Hased aﾐd used for parkiﾐg oﾐ aﾐ 
iﾐteriﾏ  Hasis  ふshort‐terﾏぶ,  aﾐd  ┘ith  the  goal  of  de┗elopﾏeﾐt  aﾐd  ﾏaiﾐteﾐaﾐIe  of  Ieﾐtralized 
parkiﾐg oﾐ the Uﾐioﾐ PaIifiI Railroad property adjaIeﾐt to N “treet ふloﾐg‐terﾏぶ.  Additioﾐally, raisiﾐg 
of parkiﾐg ratios for ﾐe┘ Husiﾐess do┘ﾐto┘ﾐ should He Ioﾐsidered. 

 

Indian	Valley	Road	Area	

The  Iﾐdiaﾐ Valley Road site Ioﾐsists of a ヵヰ‐aIre parIel  that ┘as  forﾏerly used as a  laﾐdiﾐg strip.  
This site  is proposed to Iarry a dual zone of CoﾏﾏerIial “er┗iIe ふC“ぶ aﾐd Resideﾐtial “iﾐgle Faﾏily 
ふR“Fぶ.    Figure  ン‐M  sho┘s  t┘o  poteﾐtial  IoﾐIeptual  laﾐd  use  layouts  for  de┗elopﾏeﾐt  of  a 
IoﾏHiﾐatioﾐ  of  IoﾏﾏerIial  ser┗iIe,  resideﾐtial,  aﾐd  opeﾐ  spaIe  uses.    The  IoﾐIeptual  le┗el  of 
de┗elopﾏeﾐt aﾐtiIipated iﾐIludes the follo┘iﾐg features: 

 Fle┝ible  laﾐd use.   At the appliIaﾐt’s optioﾐ,  the full ヵヰ‐aIre site Iould He de┗eloped ┘ith 
CoﾏﾏerIial “er┗iIe uses.  Ho┘e┗er, applyiﾐg a dual zoﾐe of C“ aﾐd R“F allo┘s the C“ area to 
He reduIed to a ﾏiﾐiﾏuﾏ of aHout 1ン aIres, ┘ith siﾐgle‐faﾏily resideﾐtial de┗elopﾏeﾐt aﾐd 
opeﾐ spaIe uses oIIupyiﾐg the reﾏaiﾐder of the site.   
 

 Coﾏﾏercial Service uses.  Most uses assoIiated ┘ith the C“ zoﾐe ┘ould He allo┘aHle oﾐ the 
Iﾐdiaﾐ Valley site.   Uses that are iﾐappropriate for other areas iﾐ the Ioﾏﾏuﾐity – suIh as 
outdoor  storage  yards,  agriIultural  proIessiﾐg,  autoﾏoHile  ser┗iIe,  aﾐd  ﾏaﾐufaIturiﾐg 
┘ould He appropriate  for  this area.   This area  is also seeﾐ as pro┗idiﾐg aﾐ opportuﾐity  for 
Husiﾐesses that ┘ould iﾐIlude a high proportioﾐ of さhead of householdざ eﾏployﾏeﾐt.   

 
 Resideﾐtial developﾏeﾐt.  At the appliIaﾐt’s optioﾐ, up to ヵヰ siﾐgle faﾏily resideﾐIes Iould 

He  de┗eloped  oﾐ  the  site.    Resideﾐtial  de┗elopﾏeﾐt ┘ould  He  foIused  aloﾐg  the ┘esterﾐ 
portioﾐ  of  the  site,  ﾐearest  the  “aliﾐas  Ri┗er.    Additioﾐally,  Hoth  aIti┗e  aﾐd  passi┗e  opeﾐ 
spaIe uses Iould He iﾐIluded oﾐ this site.   

 
 Separatioﾐ of uses.    If Hoth  resideﾐtial aﾐd IoﾏﾏerIial uses are de┗eloped oﾐ  the  Iﾐdiaﾐ 

Valley site, the t┘o uses ┘ould ﾐeed to He adeケuately separated aﾐd Huffered.  This Iaﾐ He 
aIIoﾏplished  Hy  pro┗idiﾐg  separate  aIIess  poiﾐts,  a  laﾐdsIaped  Huffer  zoﾐe,  aﾐd  other 
physiIal separators suIh as a street rights‐of‐┘ay.   

 
 E┝teﾐsioﾐ of services.  Aﾐy ﾐe┘ de┗elopﾏeﾐt ┘ould ﾐeed to address fuﾐdiﾐg aﾐd fiﾐaﾐIiﾐg 

for e┝teﾐdiﾐg ┘ater aﾐd se┘er ser┗iIes to the Iﾐdiaﾐ Valley Road site.   
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FIGURE ン‐M:  Iﾐdiaﾐ Valley Desigﾐ Coﾐcept 
 

CONCEPT さAざ 

CONCEPT さBざ 
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3‐3.3: N	Street	Neighborhood	

 

FIGURE ン‐N: N Street Area )oﾐiﾐg 
)ONING 

 
 

The  N  “treet  NeighHorhood  ふsee  Figure  ン‐Nぶ,  loIated  east  of  the  railroad  aﾐd  south  of  1ヴth 
“treet/Ri┗er Road, Ioﾏprises four laﾐd use Iategories: 

 Coﾏﾏercial Service  ふCSぶ – CoﾏﾏerIial ser┗iIe  laﾐds are  loIated aloﾐg N “treet ﾐear Ri┗er 
Road.   
 

 Resideﾐtial  Multi  Faﾏily  ふRMFぶ  –  Resideﾐtial  Multi  Faﾏily  desigﾐated  laﾐds  iﾐIlude  the 
southerﾐ portioﾐ of N “treet, as ┘ell as ﾏost of 11th aﾐd 1ヲth “treets froﾏ N “treet to the 
ri┗er.  T┘o ﾏoHile hoﾏe parks are loIated iﾐ the area.   

 
 Resideﾐtial Siﾐgle Faﾏily ふRSFぶ – There are t┘o Resideﾐtial “iﾐgle Faﾏily areas – oﾐe at the 

south side of Ri┗er Road ふTraIt ヲヶンΑぶ aﾐd oﾐe at the southeast Iorﾐer of N aﾐd 11th “treets 
ふTraIt ヲΑ1ヰぶ.  Both traIts are Iurreﾐtly uﾐder de┗elopﾏeﾐt.   
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 Recreatioﾐ ふRECぶ – ReIreatioﾐ desigﾐatioﾐs e┝ist aloﾐg the ┘est side of N “treet aﾐd at 11th 

“treet’s terﾏiﾐus ﾐear the “aliﾐas Ri┗er.   The N “treet area is eﾐ┗isioﾐed to Ioﾐtaiﾐ puHliI 
parkiﾐg  aﾐd  draiﾐage  faIilities.    The  11th  “treet  site  is  eﾐ┗isioﾐed  as  a  ﾏi┝ed  resideﾐtial 
Ioﾏﾏuﾐity ┘ith ┗isitor‐ser┗iﾐg eケuestriaﾐ uses.   

 

A: OVERALL	CONCEPT	PLAN	
The Ioﾏﾏuﾐity eﾐ┗isioﾐs  the N “treet ﾐeighHorhood as a ﾏi┝ed‐iﾐIoﾏe ﾐeighHorhood ┘ith a 
┘ide ┗ariety of housiﾐg IhoiIes.  Iﾐ┗estﾏeﾐt iﾐ iﾐfrastruIture ふe.g. roads, parks, draiﾐageぶ ┘ould 
He  esseﾐtial  to  eﾐsuriﾐg  HalaﾐIed  de┗elopﾏeﾐt  iﾐ  this  area.    Aﾏeﾐities  should  He  Iarefully 
plaﾐﾐed so that they are a┗ailaHle Hy the tiﾏe ﾐe┘ housiﾐg uﾐits are IoﾐstruIted.   

As  part  of  a  Ilass  e┝erIise,  Cal  Poly  LaﾐdsIape  ArIhiteIture  studeﾐts  produIed  o┗er  a  dozeﾐ 
IoﾐIeptual  desigﾐs  for  the  N  “treet  ﾐeighHorhood.    These  IoﾐIepts  Ioﾐsidered  Hoth  the 
Couﾐty’s  housiﾐg  goals  for  Resideﾐtial  Multi‐Faﾏily  areas,  aﾐd  the  Ioﾏﾏuﾐity’s  desire  that 
adeケuate  parks,  ﾐatural  spaIes,  aﾐd  aﾏeﾐities  are  pro┗ided.    Through  this  e┝erIise,  the  “aﾐ 
Miguel  For┘ard  CollaHorati┗e  reaIhed  Ioﾐseﾐsus  oﾐ  goals  for  de┗elopﾏeﾐt  iﾐ  this 
ﾐeighHorhood  –  foIusiﾐg  oﾐ  four  suHjeIt  areas:    laﾐd  use  aﾐd  de┗elopﾏeﾐt,  parks  aﾐd 
reIreatioﾐ, IirIulatioﾐ, aﾐd draiﾐage aﾐd hydrology.   

LAND USE AND DEVELOPMENT GOALS: 

1ぶ Mi┝ housiﾐg types.  Plaﾐ for detaIhed siﾐgle‐faﾏily resideﾐIes iﾐ additioﾐ to ﾏulti‐faﾏily 
resideﾐIes.   

ヲぶ Proﾏote seﾐior housiﾐg, partiIularly aloﾐg the ﾐorth side of 1ヲth “treet, ﾐear the seﾐior Ieﾐter.   
ンぶ Plaﾐ for eケuestriaﾐ uses aloﾐg the ri┗er.  This Iould eﾐtail a Ioﾏﾏuﾐity Harﾐ aﾐd eケuestriaﾐ 

faIilities, poteﾐtially ┘ith a Husiﾐess or tourisﾏ‐orieﾐted de┗elopﾏeﾐt.   

PARKS AND RECREATION GOALS: 

1ぶ Ceﾐtrally loIate a ﾏulti‐use field that is easily aIIessiHle to aﾐd ┗isiHle Hy surrouﾐdiﾐg 
resideﾐIes.  This ┘ill allo┘ a safe plaIe for Ihildreﾐ to play throughout the day.   

ヲぶ LoIate a parkiﾐg lot ﾐear the eﾐd of 11th “treet to support reIreatioﾐal uses aloﾐg the ri┗er.  
Coﾐsider other aﾏeﾐities, suIh as trailhead sigﾐage aﾐd ﾐight lightiﾐg.   

ンぶ “hort terﾏ:  De┗elop lo┘‐iﾏpaIt aIti┗e reIreatioﾐ faIilities suIh as a disI golf Iourse or a trail 
┘ith e┝erIise statioﾐs.   

ヴぶ Loﾐg terﾏ:  De┗elop regulatioﾐ sports fields iﾐ/adjaIeﾐt to the “aliﾐas Ri┗er floodplaiﾐ.  These 
fields should He desigﾐed so they Iaﾐ He used for Ioﾏﾏuﾐity youth sports.   

ヵぶ Coﾐsider a Ioﾐsolidated aﾐd e┝paﾐded Ioﾏﾏuﾐity Ieﾐter to take the plaIe of the seﾐior Ieﾐter.   

CIRCULATION GOALS: 

1ぶ E┝teﾐd Verde PlaIe to IoﾐﾐeIt Ri┗er Road to 11th aﾐd 1ヲth “treets.   

Attachment 2 - San Miguel Community Plan Update - 

Planning Commission Recommended Changes

77 of 445



 

Page | ン‐ヲ8 
 

ヲぶ E┝teﾐd 11th aﾐd 1ヲth “treets to Verde PlaIe, ┘ith stuH‐out aIIess to the ri┗er.   
ンぶ TraffiI Ialﾏiﾐg ﾏeasures should He used oﾐ Verde PlaIe, suIh as rouﾐdaHouts at iﾐterseItioﾐs 

┘ith 11th aﾐd 1ヲth “treets.   
ヴぶ Multi‐use trails should He estaHlished to pro┗ide IoﾐﾐeItioﾐs throughout the ﾐeighHorhood.   

DRAINAGE AND HYDROLOGY GOALS 

1ぶ Use IurH Iuts aﾐd suﾐkeﾐ ┗egetatioﾐ areas to aIIept ruﾐoff froﾏ streets aﾐd gutters.   
ヲぶ Use a さdry Ireekざ ┗egetated s┘ale systeﾏ to Ioﾐ┗ey draiﾐage froﾏ lo┘ lyiﾐg areas ﾐear N “treet 

to the “aliﾐas Ri┗er.   
ンぶ Use per┗ious ﾏaterial for parkiﾐg, patio, aﾐd side┘alk surfaIes.   
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B: PREFERRED	HOUSING	TYPES	
Ne┘ de┗elopﾏeﾐt ┘ill  He  e┝peIted  to  progressiﾐg  to┘ards  the  o┗erall  goals  for  the N  “treet 
area.  At the saﾏe tiﾏe, ﾐe┘ de┗elopﾏeﾐt should also He aesthetiIally IoﾏpatiHle ┘ith ﾐearHy 
siﾐgle faﾏily resideﾐtial de┗elopﾏeﾐt.  Appeﾐdi┝ H Ioﾐtaiﾐs graphiIs sho┘iﾐg the Huildiﾐg forﾏ 
for preferred housiﾐg types iﾐ “aﾐ Miguel.   “aﾐ Miguel is a sﾏall rural Ioﾏﾏuﾐity aﾐd housiﾐg 
forﾏ should reIogﾐize that.  Where ﾏulti‐faﾏily  

A ┗ariety of housiﾐg types are eﾐIouraged to Hleﾐd ┘ith e┝istiﾐg de┗elopﾏeﾐt aﾐd pro┗ide a 
traﾐsitioﾐ Het┘eeﾐ ﾐeighHorhoods. The Great Coﾏﾏuﾐities Desigﾐ Toolkit fouﾐd iﾐ Appeﾐdi┝ H 
pro┗ides e┝aﾏples of ele┗eﾐ differeﾐt de┗elopﾏeﾐt types ┘ith reIoﾏﾏeﾐdatioﾐs for lots sizes, 
aIIess aﾐd parkiﾐg, laﾐdsIape aﾐd Huildiﾐg desigﾐ. The desigﾐ reIoﾏﾏeﾐdatioﾐs are geared for 
ﾏaiﾐtaiﾐiﾐg rural IharaIter aﾐd pro┗idiﾐg for Hetter utilizatioﾐ of eﾐergy, ┘ater, laﾐd aﾐd fisIal 
resourIes.  

 

C: COMMERCIAL	AREAS	ALONG	N	STREET	
The  CoﾏﾏerIial  “er┗iIe  desigﾐated  portioﾐ  of  the  N  “treet  ﾐeighHorhood  ふsee  Figure  ン‐Nぶ 
preseﾐts aﾐ e┝Ielleﾐt opportuﾐity for さhorizoﾐtalざ ﾏi┝ed use.  The area has Heeﾐ desigﾐated as 
C“, Hut faIes a  large oHstaIle to full‐sIale de┗elopﾏeﾐt: fraItured o┘ﾐership.   Most parIels  iﾐ 
this area are too sﾏall  to support  large‐sIale IoﾏﾏerIial de┗elopﾏeﾐt.   Additioﾐally, N “treet 
has a ﾐuﾏHer of e┝istiﾐg resideﾐIes, ﾏakiﾐg it iﾏportaﾐt for ﾐe┘ de┗elopﾏeﾐt to He seﾐsiti┗e to 
adjaIeﾐt resideﾐtial uses.   E┝istiﾐg parIels iﾐ this area Iould He fully de┗eloped ┘ith C“ uses, as 
loﾐg  as  those  uses  adhere  to  perforﾏaﾐIe  staﾐdards  to  eﾐsure  IoﾏpatiHility  ┘ith  ﾐearHy 
resideﾐIes ふe.g. ﾐoise, ┗iHratioﾐ, hours of operatioﾐ, etI.ぶ.  Additioﾐally, uses iﾐ this area should 
Ioﾏpleﾏeﾐt, Hut ﾐot Ioﾏpete, ┘ith  the priﾏary ┗isitor‐ser┗iﾐg area aloﾐg Missioﾐ “treet.   To 
eﾐhaﾐIe  the  e┝istiﾐg  CoﾏﾏerIial  “er┗iIe  desigﾐatioﾐ,  eaIh  of  these  parIels  Iould  also  He 
de┗eloped ┘ith a  Iaretaker’s  resideﾐIe, as  loﾐg as  it  is  loIated oﾐ  the  rear half of  the parIel.  
TypiIally‐reケuired liﾏits oﾐ the size of Iaretaker’s uﾐits ┘ould He reﾏo┗ed for this area.   

This approaIh allo┘s a Husiﾐess o┘ﾐer to li┗e oﾐ the saﾏe site as the Husiﾐess, ┘ith the goal of 
ﾏakiﾐg the e┝istiﾐg parIels aloﾐg N “treet ﾏore ﾏarketaHle.  E┝aﾏples of Husiﾐesses that ┘ould 
He appropriate for this area iﾐIlude the follo┘iﾐg: 

 
o Lodgiﾐg – hotels, ﾏotels, Hed aﾐd Hreakfasts, etI. 
o OffiIes 
o Outdoor retail sales – ﾐurseries, Huildiﾐg ﾏaterials, etI. 
o PuHliI asseﾏHly or religious faIilities  
o “ports aﾐd reIreatioﾐ 
o Warehousiﾐg aﾐd storage ふe.g. ﾏiﾐi‐storage ┘arehousesぶ 
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FIGURE ン‐O:  N Street Desigﾐ Coﾐcept 
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D: RECREATION	DESIGNATION	ALONG	11th	STREET	
The  easterﾐ  eﾐd  of  11th  “treet  is  a  traﾐsitioﾐal  area  Het┘eeﾐ  the  higher  deﾐsity  RMF 
de┗elopﾏeﾐts to the ﾐorth aﾐd the lo┘er deﾐsity R“F de┗elopﾏeﾐts to the south.  The follo┘iﾐg 
IoﾐIepts illustrated iﾐ Figure ン‐P are eﾐ┗isioﾐed for this area:  

 The o┗erall deﾐsity shall He that of the siﾐgle faﾏily laﾐd use Iategory ふΑ.ヰ uﾐits per aIreぶ.   
 This deﾐsity shall He aIhie┗ed Hy IoﾐIeﾐtratiﾐg de┗elopﾏeﾐt oﾐ the ┘esterﾐ portioﾐ of the 

property aﾐd restriItiﾐg  resideﾐtial de┗elopﾏeﾐt ﾐear  the ri┗er  to siﾐgle  faﾏily  resideﾐIes 
oﾐ parIels ┗aryiﾐg iﾐ size froﾏ 1ヰ,ヰヰヰ to ンヰ,ヰヰヰ sケuare feet.   

 ParIels aloﾐg the ri┗er should also He a┗ailaHle for eケuestriaﾐ faIilities.  These faIilities Iould 
iﾐIlude  Ioﾏﾏuﾐity  staHles  aﾐd  e┗eﾐ  ┗isitor‐ser┗iﾐg  Husiﾐesses  that  Iaﾐ  Heﾐefit  froﾏ  trail 
aIIess to the “aliﾐas Ri┗er.   

 The Flood Hazard zoﾐe ﾏay He used as opeﾐ spaIe or as usaHle yard area for lots froﾐtiﾐg oﾐ 
the ri┗er.   

 Desigﾐ  resideﾐtial  struItures ┘est  of  the Verde  PlaIe  e┝teﾐsioﾐ  to  reseﾏHle  siﾐgle  faﾏily 
d┘elliﾐgs ふsee Figure ン‐Xぶ, ┘ith a ﾏa┝iﾏuﾏ of four uﾐits per Huildiﾐg. 

 Preser┗e ﾐati┗e trees.  
 Use Lo┘ iﾏpaIt de┗elopﾏeﾐt teIhﾐiケues. 
 Pro┗ide through‐streets to IoﾐﾐeIt to other ﾐeighHorhoods. 

FIGURE ン‐P:  11th Street Recreatioﾐ‐Desigﾐated Area 
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FIGURE ン‐Q  11th E┝aﾏple of a Triple┝ Desigﾐed to Bleﾐd iﾐ with Siﾐgle Faﾏily Resideﾐces  

 

3-4:   Past Entitlements and Potential Future Growth & 
Community Expansion 

3‐4.1: Vested	Subdivisions	

Bet┘eeﾐ ヲヰヰ1 aﾐd ヲヰヰヶ,  se┗eral  resideﾐtial  suHdi┗isioﾐs ┘ere appro┗ed  iﾐ  the Ioﾏﾏuﾐity of “aﾐ 
Miguel ふsee Figure ン‐Rぶ.  These suHdi┗isioﾐs are さ┗ested,ざ ┘hiIh ﾏeaﾐs that de┗elopﾏeﾐt is aHle to 
oIIur  iﾐ  aIIordaﾐIe  ┘ith  the  origiﾐal  suHdi┗isioﾐ  appro┗als.    Iﾐ  ﾏost  Iases,  ┗estiﾐg  oﾐ  these 
suHdi┗isioﾐ ﾏaps ┘ithout e┝teﾐsioﾐs ┘ill e┝pire Hy ヲヰ1ヶ.  The ┗ested suHdi┗isioﾐs iﾐIlude detaIhed 
siﾐgle faﾏily resideﾐIes oﾐ sﾏall lots ふe.g. less thaﾐ ン,ヰヰヰ sケuare feetぶ, as ┘ell as Ioﾐ┗eﾐtioﾐal siﾐgle 
faﾏily lots ふe.g. aHout ヶ,ヰヰヰ sケuare feetぶ.  Roughly ヵヰ lots iﾐ ┗ested suHdi┗isioﾐs ┘ould He sized at 
roughly oﾐe aIre for Iustoﾏ siﾐgle faﾏily resideﾐtial de┗elopﾏeﾐt.   

Uﾐit 1 

Uﾐit ヲ 

Uﾐit ン 
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FIGURE ン‐R:  Vested Subdivisioﾐs 

 

The Couﾐty should ┘ork ┘ith iﾐterested suHdi┗iders of these ┗ested suHdi┗isioﾐ ﾏaps to e┝plore ┘ays 
that the ﾏaps ﾏight He re┗ised iﾐ order to aIIoﾏﾏodate a ┘ide raﾐge of lot sizes aﾐd deﾐsities aﾐd a 
riIher ﾏi┝ of housiﾐg types, aIIoﾏpaﾐied Hy Ioﾏﾏoﾐ opeﾐ areas for eﾐjoyﾏeﾐt aﾐd reIreatioﾐ.  
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Table 3-C:  Vested Subdivisions 

#  Subdivisioﾐ   Locatioﾐ  Uﾐits  

1  TraIt ヲヵヲΑ  N “treet, south of 11th “treet  ヶヰ 

ヲ  TraIt ヲヶンΑ  “outh side of Ri┗er Road, ┘est of the Hridge  ヵ8 

ン  TraIt ヲヶンン  West side of Ceﾏetery Road, ﾐorth of the Ieﾏetery  ヴヴ 

ヴ  TraIt ヲΑヲン  Eﾐd of Martiﾐez Dri┗e aﾐd Magdaleﾐa Dri┗e  ン8 

ヵ  TraIt ヲΑΑΓ  ヶヲヰ 1ヲth “treet  ン1 

ヶ  TraIt ヲΑ1ヰ  “outh side of 11th “treet at N “treet  ヲヴ 

Α  TraIt ヲΑヵヰ  Αヲヰ 1ヶth “treet  1ヵ 

8  TraIt ヲヶヴΑ  West side of Ri┗er Road, south of Po┘er Road  1ヲ 

 

3‐4.2: Community	Expansion	

The “tudy Area Ioﾐsidered uﾐder this Coﾏﾏuﾐity Plaﾐ is Ioterﾏiﾐous ┘ith the Houﾐdary of the “aﾐ 
Miguel Coﾏﾏuﾐity “er┗iIes DistriIt ふC“Dぶ, as appro┗ed Hy the LoIal AgeﾐIy Forﾏatioﾐ Coﾏﾏissioﾐ.  
Iﾐ the future, ┘heﾐ the to┘ﾐ e┝paﾐds aﾐd additioﾐal laﾐd is reケuired for ﾐe┘ urHaﾐ de┗elopﾏeﾐt, 
espeIially  laﾐd  uses  that  ┘ould  pro┗ide  opportuﾐities  for  ﾐe┘  Husiﾐesses  aﾐd  eﾏployﾏeﾐt, 
Ioﾏﾏuﾐity e┝paﾐsioﾐ should oIIur ┘ithiﾐ the ヲヰ1ン C“D Houﾐdaries.  This Plaﾐ ideﾐtifies t┘o sites 
for poteﾐtial Ioﾏﾏuﾐity e┝paﾐsioﾐ ふsee Figure ン‐“ぶ: 

E┝paﾐsioﾐ Area #1  is  loIated oﾐ the ┘est side of  Iﾐdiaﾐ Valley Road,  just ﾐorth of the old  laﾐdiﾐg 
strip  site  that  is  referred  to  as  the  Iﾐdiaﾐ  Valley  Road  area  ふsee  Figure  ン‐Mぶ.    This  site  is  also  a 
relati┗ely le┗el area oﾐ the upper ri┗er terraIe. This site is large eﾐough to aIIoﾏﾏodate a ┗ariety of 
uses, Hut its loIatioﾐ oﾐ the east side of the ri┗er is less Ioﾐ┗eﾐieﾐt for future e┝paﾐsioﾐ. 

E┝paﾐsioﾐ  Area  #ヲ  is  loIated  ﾐear  the  southerly  eﾐd  of  to┘ﾐ,  east  of  the  railroad  traIks  aﾐd 
southeast of the ﾏissioﾐ.  The site Ioﾐtaiﾐs aHout eight aIres that are geﾐtly sloped aﾐd outside of 
the flood hazard area.   There ﾏay He aIIess Ioﾐstraiﾐts due to the railroad traIks.   This site’s size 
┘ould liﾏit it to sﾏaller‐sIale projeIts that ﾏay He appropriate for the southerﾐ gate┘ay to to┘ﾐ.  
ReIreatioﾐal or ┗isitor‐ser┗iﾐg uses ┘ould He ﾏost appropriate for this area.   

Iﾐ order to e┝paﾐd the Ioﾏﾏuﾐity to iﾐIlude aﾐy of these sites, aﾐ aﾏeﾐdﾏeﾐt to this Plaﾐ ┘ill ﾐeed 
to  He  appro┗ed.    A  proposal  to  e┝paﾐd  the  Ioﾏﾏuﾐity  ┘ould  address  thiﾐgs  like  aIIess  aﾐd 
IirIulatioﾐ, e┝teﾐsioﾐ of utilities, ┘ater supply, parks aﾐd opeﾐ spaIe, de┗elopﾏeﾐt  iﾐteﾐsity, aﾐd 
Ioﾏﾏuﾐity faIilities ﾐeeded for de┗elopﾏeﾐt ふe.g. roads, parks, aﾐd ┘ater aﾐd se┘er liﾐesぶ  
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FIGURE ン‐S:  Coﾏﾏuﾐity E┝paﾐsioﾐ Areas 
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3-5:   Policies and Programs 

3‐5.1: Policies	

A: Communitywide	Land	Use	Policies	
PoliIy ン‐1: EﾐIourage eIoﾐoﾏiIally HalaﾐIed, high‐ケuality de┗elopﾏeﾐt, ┘ith ﾐe┘ gro┘th 

prioritized Hased oﾐ loIatioﾐ, as follo┘s: 

1st:  Withiﾐ the Iurreﾐt UrHaﾐ Reser┗e Liﾐe.   

ヲﾐd:  Withiﾐ the Coﾏﾏuﾐity “er┗iIes DistriIt Houﾐdary ふas of ヲヰ1ヶぶ 

ンrd:  Beyoﾐd the ヲヰ1ヶ Coﾏﾏuﾐity “er┗iIes DistriIt Houﾐdary.   

 
PoliIy ン‐ヲ: Proﾏote Ioﾏﾏuﾐity health Hy: 

 FoIusiﾐg oﾐ さケuality‐of‐lifeざ  iﾏpro┗eﾏeﾐts,  suIh as eﾐsuriﾐg suffiIieﾐt 
play area for Ihildreﾐ ﾐearHy to housiﾐg.   

 IﾐIreasiﾐg  aIIess  to  aﾐd  a┗ailaHility  of  reIreatioﾐal  faIilities  aﾐd  opeﾐ 
spaIe.   

 EﾐIouragiﾐg  aﾐd  proﾏotiﾐg  uses  that  ┘ould  gi┗e  “aﾐ  Miguel  greater 
aIIess to healthy foods. 

 Plaﾐﾐiﾐg for さIoﾏplete streetsざ that IolleIti┗ely address the IirIulatioﾐ 
ﾐeeds of pedestriaﾐs aﾐd ┗ehiIle aﾐd HiIyIle users. address    

 EﾐIouragiﾐg  laﾐd  use  patterﾐs  that  are  IoﾐduIi┗e  to  puHliI  traﾐsit 
ser┗iIes. 

 Pursuiﾐg iﾏpro┗eﾏeﾐts to the Ioﾏﾏuﾐity that ┘ill iﾐIrease the o┗erall 
feeliﾐg of safety aﾐd ┘ell‐Heiﾐg for the resideﾐts.  
  

PoliIy ン‐ン: EﾐIourage a HalaﾐIe of laﾐd uses to ﾏeet daily shoppiﾐg, reIreatioﾐal aﾐd soIial 
ﾐeeds, ┘hile pro┗idiﾐg opportuﾐities for Husiﾐesses, eﾏployﾏeﾐt, aﾐd tourisﾏ. 
 

PoliIy ン‐ヴ: Pro┗ide for adeケuate parks aﾐd puHliI spaIes.  Opeﾐ spaIe aﾐd parks should He 
useaHle  aﾐd  Ilosely  aIIessiHle  to  the  resideﾐts  they  ser┗e.    “ﾏall,  pri┗ate, 
passi┗e  parks  plaIed  aloﾐg  the  ﾏargiﾐs  of  a  resideﾐtial  de┗elopﾏeﾐt  do  ﾐot 
fulfill reIreatioﾐal ﾐeeds.   
 

PoliIy ン‐ヵ: Chapter ヴ.1 of the Caﾏp RoHerts Joiﾐt Laﾐd Use “tudy ふJLU“ぶ desIriHes a ﾏutual 
Ioﾏﾏitﾏeﾐt  Het┘eeﾐ  the  Couﾐty,  Caﾏp  RoHerts,  aﾐd  the  “aﾐ  Miguel 
Ioﾏﾏuﾐity  to  IollaHorate  regardiﾐg  IoﾏpatiHility  of  laﾐd  use.    Wheﾐ 
Ioﾐsideriﾐg  laﾐd  use  Iategory  Ihaﾐges,  the  Couﾐty  shall  eﾐsure  that  resultiﾐg 
de┗elopﾏeﾐt  or  use ┘ould  Ioﾏply ┘ith  the  poliIies  of  the  JLU“.    “aﾐ Miguel 
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appreIiates  Caﾏp  RoHert’s  Ioﾏﾏitﾏeﾐt  to  reIiproIate  Hy  apprisiﾐg  the 
Ioﾏﾏuﾐity of Ihaﾐges iﾐ Hase operatioﾐ..  
 

PoliIy ン‐ヶ: EﾐhaﾐIe the Ioﾏﾏuﾐity’s aesthetiI ideﾐtity that is IharaIterized Hy aﾐ eIleItiI 
ﾏi┝ of ﾏissioﾐ‐theﾏed, ViItoriaﾐ, aﾐd railroad‐era arIhiteIture. 
 

PoliIy ン‐Α: Capitalize oﾐ the preseﾐIe of historiI resourIes. 
 

PoliIy ン‐8: Pro┗ide  pedestriaﾐ  aﾐd  HiIyIle  IoﾐﾐeItioﾐs  Het┘eeﾐ  the  Ceﾐtral  Busiﾐess 
DistriIt, the ﾏissioﾐ, aﾐd other parts of to┘ﾐ.   
 

 
PoliIy ン‐Γ: Coﾐsider Ioﾏﾏuﾐity safety aﾐd site seIurity iﾐ suHdi┗isioﾐ de┗elopﾏeﾐt aﾐd 

site desigﾐ.   
 
PoliIy ン‐1ヰ: E┝paﾐsioﾐ of UrHaﾐ Reser┗e Liﾐe. Ideﾐtify suitaHle laﾐd for Ioﾏﾏuﾐity aﾐd 

ﾐeighHorhood parklaﾐd ┘heﾐ the UrHaﾐ Reser┗e Liﾐe is e┝paﾐded to allo┘ for 
iﾐteﾐsifiIatioﾐ of laﾐd use.  

B: Commercial	Land	Use	Policies	
PoliIy ン‐11: EﾐIourage uses aﾐd aIti┗ities that ┘ill Hriﾐg ┗isitors iﾐto “aﾐ Miguel. 

 
PoliIy ン‐1ヲ: EﾐIourage, Hut doﾐ’t ﾏaﾐdate, a IoﾏHiﾐatioﾐ of retail IoﾏﾏerIial, offiIe, aﾐd 

resideﾐtial  uses  ふﾏi┝ed‐use  de┗elopﾏeﾐtぶ  aloﾐg Missioﾐ  “treet, ┘hile  keepiﾐg 
de┗elopﾏeﾐts predoﾏiﾐately IoﾏﾏerIial ﾐearest the proposed さTo┘ﾐ “ケuareざ 
ふ1ンth aﾐd Missioﾐ “treetsぶ.  . 

 
PoliIy ン‐1ン: Allo┘ ﾏi┝ed use de┗elopﾏeﾐts to Ioﾐ┗ert e┝Iess spaIe HaIk aﾐd forth Het┘eeﾐ 

IoﾏﾏerIial aﾐd  resideﾐtial uses as ﾏarket deﾏaﾐd  fluItuates.   Retaiﾐ grouﾐd 
floor spaIes froﾐtiﾐg Missioﾐ “treet for IoﾏﾏerIial use.   

 
PoliIy ン‐1ヴ: Pro┗ide suffiIieﾐt  laﾐd to allo┘ for a ┗ariety of IoﾏﾏerIial aﾐd  light  iﾐdustrial 

uses, iﾐIludiﾐg those that ┘ill ser┗e eﾏployﾏeﾐt aﾐd ┗isitor ﾐeeds. 
 
PoliIy ン‐1ヵ: EﾐaHle  さadapti┗e  reuseざ  of  Iulturally  sigﾐifiIaﾐt  struItures.    Adapti┗e  reuse  is 

the  Ioﾐ┗ersioﾐ of  a Huildiﾐg desigﾐed  for  aﾐ old use  ふe.g.  Haﾐkぶ  to  a ﾐe┘ use 
ふe.g. restauraﾐt/Hre┘eryぶ. 

 
PoliIy ン‐1ヶ: Withiﾐ the to┘ﾐ Ieﾐter area ふFigure ン‐Lぶ, eﾐIourage floor area ratios Ioﾐsisteﾐt 

┘ith those fouﾐd iﾐ sﾏall do┘ﾐto┘ﾐs rather thaﾐ suHurHaﾐ settiﾐgs. 
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PoliIy ン‐1Α: Allo┘ ┗aIaﾐt lots iﾐ the do┘ﾐto┘ﾐ to He used for parkiﾐg or as puHliI gatheriﾐg 
areas oﾐ aﾐ iﾐteriﾏ Hasis uﾐtil they are ready for de┗elopﾏeﾐt.   
 

PoliIy ン‐18: Priﾏary uses of  the Uﾐioﾐ PaIifiI  laﾐd aloﾐg  the ┘est  side of N  “treet  should 
iﾐIlude Ieﾐtralized parkiﾐg aﾐd draiﾐage faIilities.   

 
PoliIy ン‐1Γ: Lightiﾐg  iﾐstalled  as  part  of  aﾐy  projeIt  shall  He  desigﾐed  to  He  ﾏiﾐiﾏally 

disrupti┗e  to ┘ildlife.  This ﾏay  He  aIIoﾏplished  through  the  use  of  hoods  to 
direIt  light a┘ay froﾏ ﾐatural haHitat, usiﾐg  lo┘ iﾐteﾐsity  lightiﾐg, aﾐd usiﾐg a 
fe┘ lights as ﾐeIessary to aIhie┗e the goals of the projeIt. 

C: Residential	Land	Use	Policies	
 

PoliIy ン‐ヲヰ: De┗elopﾏeﾐts ┘here all uﾐits are the saﾏe size aﾐd type are disIouraged.  Ne┘ 
suHdi┗isioﾐs  aﾐd  ﾏulti‐faﾏily  de┗elopﾏeﾐts  should  He  desigﾐed  to  pro┗ide  a 
ﾏi┝ of uﾐit sizes aﾐd types.   
 

PoliIy ン‐ヲ1: Plaﾐ  for  ﾐeighHorhoods  to  He  ﾏi┝ed‐iﾐIoﾏe.    CoﾐIeﾐtratioﾐ  of  lo┘‐iﾐIoﾏe 
housiﾐg iﾐ a sﾏall area does ﾐot proﾏote aﾐ iﾐtegrated seﾐse of Ioﾏﾏuﾐity.   
 

PoliIy ン‐ヲヲ: Areas  ┘ithiﾐ  the  Flood  Hazard  ふFHぶ  IoﾏHiﾐiﾐg  desigﾐatioﾐ  should  ﾐot  apply 
to┘ards deﾐsity, lot Io┗erage, aﾐd opeﾐ spaIe reケuireﾏeﾐts.   
 

PoliIy ン‐ヲン: Retaiﾐ historiIal arIhiteItural styles throughout to┘ﾐ.    
 

PoliIy ン‐ヲヴ: Retaiﾐ aﾐd eﾐaHle de┗elopﾏeﾐt of a ┗ariety of housiﾐg types, iﾐIludiﾐg attaIhed 
d┘elliﾐg uﾐits, detaIhed sﾏall‐lot de┗elopﾏeﾐt aﾐd ﾏoHile hoﾏe parks. “iﾐgle 
faﾏily  resideﾐtial  iﾐfill  de┗elopﾏeﾐt  should He desigﾐed  for  IoﾏpatiHility ┘ith 
the e┝istiﾐg patterﾐ of de┗elopﾏeﾐt. Ne┘ suHdi┗isioﾐs should pro┗ide a settiﾐg 
that  Iaﾐ  IoﾏfortaHly  aIIoﾏﾏodate  a  ┗ariety  of  housiﾐg  sizes  aﾐd desigﾐs  for 
resideﾐts of all iﾐIoﾏe le┗els. 
 

PoliIy ン‐ヲヵ: Iﾏpro┗e resideﾐtial areas that sho┘ sigﾐs of physiIal aﾐd eIoﾐoﾏiI deIliﾐe.    
 
PoliIy ン‐ヲヶ: Carports  are  fa┗ored  o┗er  garages  iﾐ  ﾏulti‐faﾏily  de┗elopﾏeﾐts,  iﾐ  order  to 

eﾐsure that the Io┗ered area is used for parkiﾐg rather thaﾐ storage.   
 

3‐5.2: Implementation	Programs	

Prograﾏ ン‐1: Streaﾏliﾐiﾐg  aﾐd  eﾐcouragiﾐg  preferred  developﾏeﾐt.    Ideﾐtify  aﾐd  seek  to 
eliﾏiﾐate  Harriers  to  aIIoﾏplishiﾐg  Ioﾏﾏuﾐity‐preferred  de┗elopﾏeﾐt,  aﾐd 
pro┗ide  iﾐIeﾐti┗es  for  suIh  de┗elopﾏeﾐt.    This  Iaﾐ  He  doﾐe  Hy  usiﾐg  the 
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Coﾏﾏuﾐity  Plaﾐ  Eﾐ┗iroﾐﾏeﾐtal  IﾏpaIt  Report  to  the  ﾏa┝iﾏuﾏ  e┝teﾐt 
praItiIaHle  ふIalled  さtieriﾐgざぶ,  Ioﾐsideriﾐg  a Master Coﾐditioﾐal Use Perﾏit per 
Prograﾏ  ヲ‐Γ,  aﾐd  reduIiﾐg  perﾏit  thresholds  for  less  IoﾏpliIated  projeIts.  
Coﾏﾏuﾐity‐preferred de┗elopﾏeﾐt iﾐIludes: 
aぶ Busiﾐesses  to  ser┗e  the  ﾐeeds  of  “aﾐ  Miguel  resideﾐts  ふi.e.  groIery 

store, Haﾐk, pharﾏaIy, etI.ぶ.   
Hぶ Tourisﾏ‐orieﾐted Husiﾐesses.   
Iぶ AgriIultural‐orieﾐted Husiﾐesses. 
dぶ Busiﾐesses  that  supply  head‐of‐household  eﾏployﾏeﾐt,  suIh  as 

teIhﾐology or sﾏall‐sIale ﾏaﾐufaIturiﾐg.   
eぶ Ci┗iI, Iultural, aﾐd Ioﾏﾏuﾐity‐orieﾐted faIilities. 
fぶ Resideﾐtial de┗elopﾏeﾐts that iﾐIlude aﾐ eIoﾐoﾏiIally‐HalaﾐIed ﾏi┝ of 

housiﾐg, to Ireate faﾏily‐orieﾐted ﾐeighHorhoods.   
 

Prograﾏ ン‐ヲ: Parks  aﾐd opeﾐ  space  plaﾐ.   De┗elop a  Ioﾏpreheﾐsi┗e parks aﾐd opeﾐ spaIe 
plaﾐ  for  the  Ioﾏﾏuﾐity.    This  plaﾐ  should  address  aIケuisitioﾐ  of  parklaﾐd,  as 
┘ell as ﾏaiﾐteﾐaﾐIe aﾐd phasiﾐg.   The plaﾐ should also Ioﾐsider de┗elopﾏeﾐt 
of  a  trail  ﾐet┘ork,  Ioﾐsisteﾐt  ┘ith  the  poliIies  aﾐd  prograﾏs  of  Chapter  ヵ.  
Coﾐsolidatioﾐ of reIreatioﾐal  faIilities ┘ith Lilliaﾐ Larseﾐ “Ihool should also He 
Ioﾐsidered.   
 

Prograﾏ ン‐ン: Aesthetic  iﾏproveﾏeﾐt  prograﾏ.   De┗elop a prograﾏ  to  iﾏpro┗e  Ioﾏﾏuﾐity 
aesthetiIs.  This prograﾏ Iould iﾐIlude the follo┘iﾐg ﾏeasures: 

 
aぶ LaﾐdsIape aﾐd  Lightiﾐg DistriIt.    Pursue estaHlishﾏeﾐt of  a  LaﾐdsIape 

aﾐd  Lightiﾐg  DistriIt  to  Io┗er  the Missioﾐ  “treet  Iorridor.    Ultiﾏately, 
suIh  a  distriIt  should  Ioﾏe  uﾐder  the  Ioﾐtrol  of  the  “aﾐ  Miguel 
Coﾏﾏuﾐity “er┗iIes DistriIt.   
 

Hぶ Coﾏﾏuﾐity HeautifiIatioﾐ a┘ard.  Regularly reIogﾐize laﾐdo┘ﾐers ┘ho 
ha┗e  suHstaﾐtially  iﾏpro┗ed  the  appearaﾐIe  of  their  properties  or 
restored historiI struItures.   
 

Iぶ Voluﾐteer  prograﾏ.    EﾐIourage  the  de┗elopﾏeﾐt  of  a  ┗oluﾐteer 
prograﾏ  eﾐaHliﾐg  Ioﾏﾏuﾐity  ﾏeﾏHers  aﾐd  orgaﾐizatioﾐs  to  help 
elderly or disaHled resideﾐts ┘ith property upkeep.   
 

dぶ Missioﾐ  gate┘ay area.   Workiﾐg ┘ith  affeIted Husiﾐesses,  laﾐdo┘ﾐers 
aﾐd  the Ioﾏﾏuﾐity, de┗elop a plaﾐ  to  iﾏpro┗e the appearaﾐIe of  the 
area aloﾐg Missioﾐ “treet Het┘eeﾐ the ﾏissioﾐ aﾐd to┘ﾐ Ieﾐter.  
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eぶ Targeted Iode eﾐforIeﾏeﾐt.  De┗elop a Iode eﾐforIeﾏeﾐt prograﾏ that 
targets  speIifiI  ┗iolatioﾐs  that  ha┗e  HeIoﾏe  detriﾏeﾐtal  to  the 
Ioﾏﾏuﾐity’s appearaﾐIe.   

 
 

Prograﾏ ン‐ヴ: Coﾐceptual Plaﾐ for Uﾐioﾐ Pacific properties.  Work ┘ith Uﾐioﾐ PaIifiI Railroad 
to  de┗elop  a  IoﾐIeptual  plaﾐ  aﾐd  strategies,  iﾐIludiﾐg  the  follo┘iﾐg,  for  the 
future use aﾐd o┘ﾐership of railroad properties.   

 
aぶ CirIulatioﾐ  –  E┝teﾐsioﾐ  of  N  “treet  ﾐorth┘ard  to  ser┗e  prospeIti┗e 

future de┗elopﾏeﾐt iﾐ the 11ヰ‐aIre area ┘ithiﾐ the UrHaﾐ Reser┗e Liﾐe 
desigﾐated as AgriIulture.   
 

Hぶ FeﾐIiﾐg  aﾐd  safety  –  FeﾐIiﾐg  of  the  railroad  Iorridor  aﾐd  other 
ﾏeIhaﾐisﾏs desigﾐed to proﾏote safety aﾐd disIourage trespass. 
 

Iぶ Ceﾐtralized parkiﾐg – De┗elopﾏeﾐt of parkiﾐg  lots  to  ser┗e do┘ﾐto┘ﾐ 
Husiﾐesses, ﾐear 11th aﾐd 1ヴth “treets.   

 
dぶ Draiﾐage faIilities – Poteﾐtial aIケuisitioﾐ of laﾐd aloﾐg the east side of N 

“treet Het┘eeﾐ 11th aﾐd 1ヴth “treet for storﾏ┘ater iﾐfiltratioﾐ. 
 

eぶ Pri┗ate de┗elopﾏeﾐt – Aﾐy laﾐds proposed to He sold off Hy the railroad 
for future pri┗ate de┗elopﾏeﾐt.   

 
Prograﾏ ン‐ヵ: Sigﾐage  Prograﾏ.    De┗elop  a  Ioﾏﾏuﾐity  sigﾐage  prograﾏ,  foIusiﾐg  oﾐ  the 

Missioﾐ “treet aﾐd 1ヰth  “treet  Iorridors.   The sigﾐage prograﾏ should address 
the follo┘iﾐg: 

  
aぶ Wayfiﾐdiﾐg  –  Assist  tourists  aﾐd  ┗isitors ┘ith  fiﾐdiﾐg  loIal  attraItioﾐs, 

Husiﾐesses, aﾐd ser┗iIes.   
 

Hぶ Busiﾐess road sigﾐs – ReplaIe the iﾐdi┗idual Husiﾐess sigﾐs aloﾐg puHliI 
road┘ays ┘ith a  Ioﾐsolidated  sigﾐage  iﾐIorporatiﾐg a  Ioﾏﾏoﾐ desigﾐ 
theﾏe.   
 

Iぶ PuHliI art aﾐd ﾏurals – EﾐIourage the de┗elopﾏeﾐt of a puHliI art aﾐd 
ﾏural  prograﾏ  iﾐ  Iooperatioﾐ  ┘ith  “aﾐ Miguel  ResourIe  CoﾐﾐeItioﾐ, 
aﾐd Ireate a proIess for oHtaiﾐiﾐg puHliI iﾐput.   

 
Prograﾏ ン‐ヶ: Code  Eﾐforceﾏeﾐt.    De┗elop  a  Ioﾏﾏuﾐity‐orieﾐted  approaIh  to  Iode 

eﾐforIeﾏeﾐt.    This  should  iﾐIlude  ha┗iﾐg  t┘iIe‐yearly  Ioﾏﾏuﾐity  ┘alk‐
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throughs ┘ith a Couﾐty Iode eﾐforIeﾏeﾐt offiIer aﾐd a Iode eﾐforIeﾏeﾐt suH‐
Ioﾏﾏittee desigﾐated Hy the ad┗isory IouﾐIil.  This effort should He foIused oﾐ 
reduIiﾐg physiIal Hlight.   
 

Prograﾏ ン‐Α: Saﾐ Miguel  History  Project.    “upport  the  Ioﾐtiﾐued  de┗elopﾏeﾐt  of  the  “aﾐ 
Miguel HistoriIal Art ProjeIt aﾐd ┘alkiﾐg tour.   
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Chapter 4:  Resource Conservation 

This  Ihapter  Ioﾐtaiﾐs  poliIies  aﾐd  iﾏpleﾏeﾐtiﾐg  prograﾏs  to  preser┗e  aﾐd  proteIt  ﾐatural  resourIes 
aﾐd  Iultural  resourIes  aﾐd  to  Ioﾐser┗e  eﾐergy.    “aﾐ Miguel’s  settiﾐg,  adjaIeﾐt  to  the  “aliﾐas  Ri┗er, 
iﾐIludes ﾐatural  resourIes  that are  iﾏportaﾐt ﾐot oﾐly  for aesthetiI ┗alue, Hut also  for eﾐ┗iroﾐﾏeﾐtal 
ケuality, haHitat proteItioﾐ, reIreatioﾐ, aﾐd agriIulture.   Pro┝iﾏity to ┘ater Iourses is also aﾐ iﾐdiIator 
for prehistoriI aﾐd historiI Iultural aIti┗ities.   The preser┗atioﾐ aﾐd proteItioﾐ of ﾐatural aﾐd Iultural 
resourIes aﾐd “aﾐ Miguel’s historiI IharaIter is aﾐ iﾏportaﾐt goal of the Coﾏﾏuﾐity Plaﾐ. 

4-1:   Natural Resources 

BeIause of “aﾐ Miguel’s Hooﾏiﾐg past, ﾏaﾐy of the laﾐds ┘ithiﾐ the Ioﾏﾏuﾐity ha┗e Heeﾐ urHaﾐized 
aﾐd  ﾐo  loﾐger  Ioﾐtaiﾐ  ﾐati┗e  ┗egetatioﾐ  Ioﾏﾏuﾐities.    These  ruderal  ふpre┗iously  disturHedぶ  areas, 
largely doﾏiﾐated Hy ┘eedy ┗egetatioﾐ, are  fouﾐd oﾐ ┗aIaﾐt  lots aﾐd road edges.    Iﾐ “aﾐ Miguel,  the 
ﾏost  predoﾏiﾐaﾐt  ﾐatural  feature  is  the  ┘illo┘‐Iottoﾐ┘ood  forest  aloﾐg  the  “aliﾐas  Ri┗er  Iorridor.  
Else┘here,  ┗egetatioﾐ  is  predoﾏiﾐately  Ioﾏposed  of  ﾐoﾐ‐ﾐati┗e  aﾐﾐual  grasslaﾐds,  iﾐterspersed ┘ith 
patIhes  of  Ioyote  Hrush.    Outside  of  to┘ﾐ,  agriIultural  uses  suIh  as  alfalfa  fields  aﾐd  ┗iﾐeyards  are 
Ioﾏﾏoﾐ.   

4‐1.1: Biological	Resources	
The  Ioﾏﾏuﾐity  of  “aﾐ  Miguel  is  IharaIterized  Hy  t┘o  priﾏary  plaﾐt  Ioﾏﾏuﾐities  aﾐd  ┘ildlife 
haHitats: ┘illo┘‐Iottoﾐ┘ood ripariaﾐ forest aﾐd ﾐoﾐ‐ﾐati┗e grasslaﾐds.   

A: Willow‐Cottonwood	Riparian	Forest	
These  Ioﾏﾏuﾐities  feature  tall,  opeﾐ,  Hroad‐leafed,  ┘iﾐter‐deIiduous  ripariaﾐ  forests 
doﾏiﾐated Hy Freﾏoﾐt Iottoﾐ┘ood aﾐd arroyo ┘illo┘.   These areas support Io┗er for ┘ildlife 
aﾐd  good  foragiﾐg  haHitat.    Ripariaﾐ  zoﾐes  help  pro┗ide  Iorridors  for  ﾏigratory  Hirds  aﾐd 
ﾏaﾏﾏals.  Their haHitat ┗alue iﾐIreases ┘heﾐ ┘ater is preseﾐt.  O┗ergro┘ﾐ, ﾐoﾐ‐ﾐati┗e iﾐ┗asi┗e 
speIies ふe.g. aruﾐdo, taﾏarisk, etI.ぶ Iaﾐ degrade this Ioﾏﾏuﾐity.   

B: Non‐Native	Annual	Grassland	
Noﾐ‐ﾐati┗e aﾐﾐual grasslaﾐd is fouﾐd throughout Califorﾐia, priﾏarily Helo┘ ン,ヰヰヰ feet ele┗atioﾐ 
oﾐ  fiﾐe‐te┝tured,  usually  Ilay  soils.    This  ┗egetatioﾐ  type  is  doﾏiﾐated  Hy  iﾐtroduIed  aﾐﾐual 
grasses iﾐ assoIiatioﾐ ┘ith ﾏaﾐy speIies of sho┘y ﾐati┗e forHs, espeIially iﾐ years of aHuﾐdaﾐt 
raiﾐfall.    These  grasses  aﾐd  flo┘ers  gerﾏiﾐate  ┘ith  the  oﾐset  of  late  fall  aﾐd  ┘iﾐter  raiﾐs.  
Gro┘th,  flo┘eriﾐg,  aﾐd  seed‐set  take plaIe  froﾏ ┘iﾐter  through  spriﾐg.   Most aﾐﾐuals  iﾐ  this 
Ioﾏﾏuﾐity die Hy suﾏﾏer aﾐd persist as seeds uﾐtil the returﾐ of ┘iﾐter raiﾐs. 
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C: Special	Status	Plant	Communities	
The  Califorﾐia  Natural  Di┗ersity  DataHase  ふCNDDBぶ  ふヲヰ1ヲぶ  has  oIIurreﾐIe  reIords  for  se┗eral 
speIial‐status plaﾐt aﾐd ┘ildlife speIies ┘ithiﾐ the Ioﾏﾏuﾐity.   The follo┘iﾐg  list Ioﾐtaiﾐs the 
ﾐaﾏes of all speIial‐status plaﾐt speIies kﾐo┘ﾐ to oIIur ┘ithiﾐ the “tudy Area.   

Table 4-A:  Special Status Plant Species 

Coﾏﾏoﾐ Naﾏe  Latiﾐ Naﾏe  Status 

d┘arf IalyIadeﾐia  CalyIadenia villosa  1B.1 
Kellogg’s horkelia  Horkelia Iuneata var. seriIea  1B.1 
pale‐yello┘ layia  Layia heterotriIha  1B.1 
rouﾐd‐lea┗ed filaree  California ﾏaIrophylla  1B.1 
“aﾐta Cruz Mouﾐtaiﾐs pussypa┘s  Calyptridiuﾏ parryi var. hesseae  1B.1 
“aﾐta LuIia purple aﾏole  Chlorogaluﾏ purpureuﾏ var. 

purpureuﾏ 
FT, 1B.1 

“tatus Iodes 
1B.1 – Califorﾐia Nati┗e Plaﾐt “oIiety List 1B.1 – EﾐdeﾏiI 
FE – Federally Eﾐdaﾐgered 
FT – Federally Threateﾐed 
“E – “tate Eﾐdaﾐgered 
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D: Special	Status	Animal	Species	
The  follo┘iﾐg  list  Ioﾐtaiﾐs  the  ﾐaﾏes  of  all  speIial‐status  aﾐiﾏal  speIies  kﾐo┘ﾐ  or  ┘ith  the 
poteﾐtial to oIIur ┘ithiﾐ the “tudy Area. 

Table 4-B:  Special Status Animal Species 

Coﾏﾏoﾐ Naﾏe  Latiﾐ Naﾏe  Status 

AﾏeriIaﾐ Hadger  Ta┝idea ta┝us  ““C 
Hald eagle  Haliaeetus leuIoIephalus  “E 
Hurro┘iﾐg o┘l  Athene IuniIularia  ““C 
Califorﾐia horﾐed lark  Ereﾏophila alpestris aItia  WL 
Ioast horﾐed lizard  Phrynosoﾏa Hlainvillii  ““C 
ferrugiﾐous ha┘k  Buteo regalis  WL 
goldeﾐ eagle  Aケuila Ihrysaetos  WL 
least Bell’s ┗ireo  Vireo Helli pusillus  FE, “E 
Moﾐterey dusky‐footed ┘oodrat  Neotoﾏa ﾏaIrotis luIiana  ““C 
pallid Hat  Antrozous pallidus  ““C 
prairie falIoﾐ  FalIo Me┝iIanus  WL 
“aliﾐas poIketﾏouse  Perognathus inornatus psaﾏﾏophilus ““C 
“aﾐ Joaケuiﾐ kit fo┝  Vulpes ﾏaIrotis ﾏutiIa  FE, “T 
sil┗ery legless lizard  Anniella pulIhra pulIhra  ““C 
triIolored HlaIkHird  Agelaius triIolor  ““C 
┗erﾐal pool fairy shriﾏp  BranIhineIta lynIhi  FT 
┘esterﾐ poﾐd turtle  Eﾏys ﾏarﾏorata  ““C 
┘esterﾐ spadefoot toad  Spea haﾏﾏondii  ““C 
yello┘ ┘arHler  DendroniIa peteIhial Hre┘steri  ““C 
“tatus Iodes 
FE – Federally Eﾐdaﾐgered 
FT – Federally Threateﾐed 
“E – “tate Eﾐdaﾐgered 
““C – “peIies of “peIial CoﾐIerﾐ ふCaliforﾐia Departﾏeﾐt of Fish aﾐd Wildlifeぶ 
“T – “tate Threateﾐed 
WL – WatIh List ふCaliforﾐia Departﾏeﾐt of Fish aﾐd Wildlifeぶ
  E: Sensitive	Habitats	
The area ┘ithiﾐ the Ioﾏﾏuﾐity of “aﾐ Miguel is ┘ithiﾐ the raﾐge of the “aﾐ Joaケuiﾐ kit fo┝ iﾐ ﾐortherﾐ 
“aﾐ  Luis OHispo Couﾐty.   Ho┘e┗er, ﾐo oIIurreﾐIes ha┗e Heeﾐ doIuﾏeﾐted Hy  the CNDDB ┘ithiﾐ  the 
Houﾐdaries  of  the  Coﾏﾏuﾐity  Plaﾐ  area  or  the  proposed  UrHaﾐ  Reser┗e  Liﾐe,  though  se┗eral 
oIIurreﾐIes ha┗e Heeﾐ reported ┘ithiﾐ teﾐ ﾏiles of the area.  A ﾏap of kit fo┝ ﾏitigatioﾐ ratios speIifiI 
to the Ioﾏﾏuﾐity of “aﾐ Miguel ふFigure ヴ.ヴ‐ヶぶ has Heeﾐ iﾐIluded iﾐ this Ihapter aﾐd iﾐ the “aﾐ Miguel 
Coﾏﾏuﾐity Plaﾐﾐiﾐg Area “taﾐdards. 
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F: Sensitive	Resource	Areas	
The “aliﾐas Ri┗er Iorridor is desigﾐated as a 
“eﾐsiti┗e  ResourIe  Area  ふ“RAぶ  CoﾏHiﾐiﾐg 
Desigﾐatioﾐ,  iﾐ additioﾐ to Heiﾐg ┘ithiﾐ the 
Flood  Hazard  ふFHぶ  CoﾏHiﾐiﾐg  Desigﾐatioﾐ.  
“eﾐsiti┗e  ResourIe  Area  desigﾐatioﾐs  are 
applied  to areas ha┗iﾐg high eﾐ┗iroﾐﾏeﾐtal 
ケuality aﾐd speIial eIologiIal or eduIatioﾐal 
sigﾐifiIaﾐIe.  This desigﾐatioﾐ is iﾐteﾐded to 
proteIt  the  follo┘iﾐg  resourIes  froﾏ 
degradatioﾐ:   

1ぶ “eﾐsiti┗e ripariaﾐ haHitat;  
ヲぶ Iﾏportaﾐt  ┘ildlife  ﾏigratioﾐ  Iorridors; 

aﾐd  
ンぶ HydrologiIal fuﾐItioﾐ – partiIularly as it relates to flood Ioﾐtrol aﾐd ﾏaﾐageﾏeﾐt of ┘ater 

resourIes.   

The	Salinas	River	and	Cholame	Hills
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FIGURE 4‐C:  Saliﾐas River Cross‐Sectioﾐ
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Figure ヴ‐C pro┗ides a IharaIteristiI  Iross‐seItioﾐ of  the “aliﾐas Ri┗er.   Maiﾐtaiﾐiﾐg  the “aliﾐas 
Ri┗er  Iorridor.  is  also  esseﾐtial  for  flood  pre┗eﾐtioﾐ.    The  Iorridor  Iaﾐ  He  said  to  iﾐIlude  the 
follo┘iﾐg features: 

 Active  chaﾐﾐel  –  The  aIti┗e  Ihaﾐﾐel  of  the  “aliﾐas  Ri┗er  is  a  defiﾐed  area  Helo┘  the 
streaﾏ Haﾐk, ┘hiIh reIei┗es periodiI sIour aﾐd sediﾏeﾐt deposit.  There ﾏay He se┗eral 
Hraided  streaﾏIhaﾐﾐel ┘here ┘ater  flo┘s duriﾐg ┘iﾐter  storﾏs.    BeIause  the  “aliﾐas 
Ri┗er  e┝perieﾐIes Hraidiﾐg,  Ihaﾐﾐels ┘ithiﾐ  the aIti┗e  Ihaﾐﾐel ﾏay  shift  froﾏ year  to 
year.   
 

 Flood  way  –  The  aIti┗e  Ihaﾐﾐel,  plus  o┗erHaﾐk  areas,  suIh  as  the  Lo┘er  aﾐd  Upper 
TerraIes.   

 
 Flood  friﾐge – Areas that are ┘ithiﾐ the flood plaiﾐ, Hut are outside of  the flood ┘ay.  

The flood friﾐge geﾐerally iﾐIludes areas aHo┗e the flu┗ial sIarp ふ┘hiIh defiﾐes the ri┗er 
┗alleyぶ that are still suHjeIt to poteﾐtial flood iﾐuﾐdatioﾐ.   

 
 Flood plaiﾐ – Laﾐd adjaIeﾐt to a ri┗er that is suHjeIt to floodiﾐg.  This iﾐIludes the aIti┗e 

Ihaﾐﾐel, the flood ┘ay, aﾐd the flood friﾐge.  If left uﾐdisturHed, the flood plaiﾐ aIts to 
store  e┝Iess  flood ┘ater.    The Couﾐty  uses  the  flood plaiﾐ  desigﾐated Hy  the  Federal 
EﾏergeﾐIy Maﾐageﾏeﾐt AgeﾐIy to apply the さFlood Hazardざ IoﾏHiﾐiﾐg desigﾐatioﾐ.   

o Flood way  – A  portioﾐ of  the  flood plaiﾐ,  defiﾐed  for  regulatory  purposes.    It 
iﾐIludes the Ihaﾐﾐel aﾐd o┗erHaﾐk areas adjaIeﾐt to the Ihaﾐﾐel.   

o Flood  friﾐge  – The other portioﾐ of  the  flood plaiﾐ.    It  iﾐIludes areas  that are 
┘ithiﾐ the flood plaiﾐ, Hut outside of the flood ┘ay.   
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                                                          Flood Hazard Map 

 

The  Flood Hazard  ふFHぶ  desigﾐatioﾐ  is  a  IoﾏHiﾐiﾐg  desigﾐatioﾐ  that  is  ﾐot  statiI  –  it  gets  updated 
froﾏ tiﾏe to tiﾏe.   It  is applied to areas that the Federal EﾏergeﾐIy Maﾐageﾏeﾐt AgeﾐIy ふFEMAぶ 
ideﾐtifies  as  Heiﾐg  Helo┘  the  ele┗atioﾐ  of  the  statistiIal  1ヰヰ‐year  flood  aﾐd  is  sho┘ﾐ  iﾐ  the ﾏap 
aHo┗e.    The  FH  desigﾐatioﾐ  Iaﾐ  oﾐly  He  Ihaﾐged  after  aﾐ  eﾐgiﾐeered  flood  Ioﾐtrol  study  is 
Ioﾏpleted aﾐd suHﾏitted to FEMA. 

 

4‐1.2: Water	Resources	
Water is a ┗aluaHle aﾐd sIarIe resourIe; it is esseﾐtial for eﾐ┗iroﾐﾏeﾐtal, soIial, aﾐd eIoﾐoﾏiI ┘ell‐
Heiﾐg iﾐ “aﾐ Miguel aﾐd the surrouﾐdiﾐg areas. Iﾐ ヲヰ1ン, “aﾐ Miguel’s eﾐtire ┘ater ﾐeeds ┘ere ﾏet 
Hy puﾏpiﾐg grouﾐd┘ater froﾏ the Paso RoHles Grouﾐd┘ater Basiﾐ froﾏ t┘o of three ┘ells  iﾐ the 
Ioﾏﾏuﾐity.    Iﾐ ヲヰ1ヰ, “aﾐ Miguel’s gross ┘ater use ┘as ヲンΓ aIre‐feet. Duriﾐg  that saﾏe year,  the 
Hasiﾐ  as  a  ┘hole  puﾏped  aHout  Γヶ,ヰヰヰ  aIre‐feet.  By  ヲヰンヵ,  “aﾐ  Miguel’s  gross  ┘ater  use  is 
estiﾏated to He aHout ヴ8ン aIre‐feet per year.   
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At this tiﾏe, “aﾐ Miguel has ﾐo suppleﾏeﾐtal surfaIe ┘ater alloIatioﾐs ふe.g. froﾏ a sourIe suIh as 
the NaIiﾏieﾐto Water  ProjeIt  or  “tate Water  ProjeItぶ.    Ho┘e┗er,  iﾐ  the  future,  the  “aliﾐas  Ri┗er 
uﾐderflo┘1 is a poteﾐtial suppleﾏeﾐtal ┘ater sourIeヲ. The uﾐderflo┘ is aIIessiHle through shallo┘ 
┘ells rather thaﾐ deep ┘ells, aﾐd it is geﾐerally separated froﾏ the grouﾐd ┘ater Hasiﾐ.  The liﾐkage 
Het┘eeﾐ  the  “aliﾐas  Ri┗er  uﾐderflo┘  aﾐd  the  Paso  RoHles  Grouﾐd┘ater  Basiﾐ  is  ﾐot  ┘ell 
uﾐderstood.   

Withiﾐ  the  greater  Paso  RoHles  Grouﾐd┘ater  Basiﾐ,  IoﾐIeﾐtrated  puﾏpiﾐg  has  Ireated  loIalized 
puﾏpiﾐg  depressioﾐs  aﾐd  Ioﾐtiﾐued  ┘idespread  deIliﾐes  iﾐ  ┘ater  le┗els  throughout  the  Hasiﾐ.  
Maiﾐtaiﾐiﾐg a sustaiﾐaHle ┘ater supply is a IritiIal ﾐeed for the Paso RoHles regioﾐ.  To that eﾐd, the 
Couﾐty Board of “uper┗isors, oﾐ FeHruary 1, ヲヰ11, appro┗ed a ResourIe CapaIity “tudy aﾐd Iertified 
a Le┗el of “e┗erity ふLO“ぶ III for the greater Paso RoHles Grouﾐd┘ater Basiﾐ ふrefer to Figure ヴ‐Bぶ. 

 
LOS III ‐ A Level of Severity III e┝ists ┘hen ┘ater deﾏand eケuals the 

availaHle resourIe; the aﾏount of Ionsuﾏption has reaIhed the 
dependaHle supply of the resourIe. 

As a result of the LO“ III IertifiIatioﾐ, the ┘ater resourIes strategy for the Ioﾏﾏuﾐity of “aﾐ Miguel 
iﾐIludes:  

 Coﾐservatioﾐ.  Usiﾐg less ┘ater through daily praItiIes 
 Efficieﾐcy. Usiﾐg less ┘ater ┘ith the systeﾏs that deli┗er ┘ater 
 Suppleﾏeﾐtal source of water.  Usiﾐg ┘ater other thaﾐ grouﾐd┘ater 

These  are  iﾏportaﾐt  tools  to  sustaiﾐ  the  grouﾐd┘ater  supply  iﾐ  the  Paso  RoHles  regioﾐ.    This  is 
partiIularly  true  iﾐ “aﾐ Miguel, due  to  its drier Iliﾏate ┘ith ┘arﾏ suﾏﾏers.   Water Ioﾐser┗atioﾐ 
aﾐd ﾏore effiIieﾐt ┘ater systeﾏs aﾐd use Iaﾐ sa┗e up to ヲヰ perIeﾐt of per Iapita ┘ater use. The 
follo┘iﾐg taHle lists speIifiI Ioﾐser┗atioﾐ, effiIieﾐIy aﾐd suppleﾏeﾐtal ┘ater strategies that should 
He iﾏpleﾏeﾐted iﾐ the short aﾐd loﾐg‐terﾏ.  

Table 4-C:  San Miguel Water Resources Strategies 

  Coﾐservatioﾐ  Efficieﾐcy  Suppleﾏeﾐtal Water 

Sh
or
t‐T

er
ﾏ
   Lo┘ ┘ater usiﾐg laﾐdsIapes 

for ﾐe┘ de┗elopﾏeﾐt 
 EduIatioﾐal outreaIh 
 Tiered ┘ater rates 

 

 High effiIieﾐIy ┘ater 
fi┝tures aﾐd irrigatioﾐ 
systeﾏs for ﾐe┘ 
de┗elopﾏeﾐt 
 

 E┗aluate aIIess to the 
“aliﾐas Ri┗er uﾐderflo┘  

                                                            
1 Uﾐderflo┘ is suHsurfaIe flo┘ of grouﾐd┘ater assoIiated ┘ith a ri┗er or streaﾏ that oIIurs as suH‐horizoﾐtal flo┘, 
roughly parallel to aﾐd ┘ithiﾐ the ﾐear‐surfaIe deposits uﾐderlyiﾐg aﾐd direItly adjaIeﾐt to the Iourse of the ri┗er. 
ふFugro, ヲヰヰヲぶ 
ヲ The “tate Water ResourIes Coﾐtrol Board forﾏally deIlared iﾐ DeIisioﾐ 1ヵ8ヵ aﾐd Order WR Γ8‐ヰ8 that the “aliﾐas 
Ri┗er uﾐderflo┘ is fully appropriated Het┘eeﾐ May 1ヵ aﾐd DeIeﾏHer ン1. ふFugro, ヲヰ1ンぶ 
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Table 4-C:  San Miguel Water Resources Strategies 

Lo
ﾐg

‐T
er
ﾏ
 

 ReduIe per Iapita ┘ater deﾏaﾐd Hy ヲヰ perIeﾐt Hy ヲヰヲヰ.   

 De┗elop a Ioﾏpreheﾐsi┗e 
┘ater Ioﾐser┗atioﾐ prograﾏ 

 Lo┘ ┘ater usiﾐg laﾐdsIapes 
for e┝istiﾐg uses 

 C“D ┘ater Ioﾐser┗atioﾐ 
prograﾏ ふe.g. leak 
deteItioﾐぶ 

 Retrofit e┝istiﾐg fi┝tures 

 E┗aluate IoﾐﾐeItiﾐg to the 
NaIiﾏieﾐto Water ProjeIt 

 Coﾐsider aIケuiriﾐg 
appropriati┗e rights to 
uﾐderflo┘ iﾐ the Estrella or 
NaIiﾏieﾐto Ri┗ers. 

 E┗aluate the feasiHility of 
de┗elopiﾐg a ┘ater 
reIyIliﾐg faIility aﾐd usiﾐg 
reIlaiﾏed ┘ater for 
┗iﾐeyard irrigatioﾐ.   

 

FIGURE 4‐D:  Paso Robles Grouﾐdwater Basiﾐ 

 

4‐1.3: Natural	Resource	Policies	
 

PoliIy ヴ‐1: Where possiHle, le┗erage eﾐ┗iroﾐﾏeﾐtal ﾏitigatioﾐ reケuireﾏeﾐts for projeIts to 
Ireate eIoﾐoﾏiI Heﾐefits  for  the Ioﾏﾏuﾐity.   E┝aﾏples  iﾐIlude a “aﾐ  Joaケuiﾐ 
kit fo┝ eduIatioﾐ Ieﾐter or a ﾏuseuﾏ oﾐ “aliﾐaﾐ heritage.   
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PoliIy ヴ‐ヲ: Pro┗ide  adeケuate  Huffers  Het┘eeﾐ  urHaﾐ  de┗elopﾏeﾐt  aﾐd  the  follo┘iﾐg: 

seﾐsiti┗e HiologiIal haHitat, agriIultural laﾐd, aﾐd streaﾏ Haﾐks. 
 

PoliIy ヴ‐ン: Maiﾐtaiﾐ the “aliﾐas Ri┗er iﾐ a ﾐatural state.  A┗oid ﾏajor laﾐd alteratioﾐs ┘ithiﾐ 
the  flood  plaiﾐ,  e┝Iept  as  ﾐeeded  to  aIIoﾏﾏodate  flood  Ioﾐtrol  projeIts, 
reIreatioﾐal projeIts, aﾐd iﾐfrastruIture.   
 

PoliIy ヴ‐ヴ: Preser┗e areas ┘ithiﾐ the flood plaiﾐ of the “aliﾐas Ri┗er iﾐ their ﾐatural state as 
opeﾐ spaIe, ┘hile allo┘iﾐg ﾏodifiIatioﾐs as ﾐeeded for flood ﾏaﾐageﾏeﾐt.  
Retaiﾐ these laﾐds iﾐ pri┗ate o┘ﾐership ┘ith aﾐ opeﾐ spaIe easeﾏeﾐt or 
aIケuire iﾐ fee esseﾐtial properties for additioﾐ to the Couﾐty parks systeﾏ. 

 
PoliIy ヴ‐ヵ: Pre┗eﾐt  ┘ater  pollutioﾐ,  Ioﾐsisteﾐt  ┘ith  federal  aﾐd  state  ┘ater  poliIies  aﾐd 

staﾐdards,  iﾐIludiﾐg  Hut  ﾐot  liﾏited  to  the  federal  Cleaﾐ  Water  AIt,  “afe 
Driﾐkiﾐg  Water  AIt,  aﾐd  Natioﾐal  Pollutaﾐt  DisIharge  Eliﾏiﾐatioﾐ  “ysteﾏ 
ふNPDE“ぶ.  IﾐIorporate Lo┘ IﾏpaIt De┗elopﾏeﾐt  ふLIDぶ strategies  iﾐto the desigﾐ 
of ﾐe┘ de┗elopﾏeﾐt to the greatest e┝teﾐt praItiIaHle. 

 
PoliIy ヴ‐ヶ: Address Hluff retreat oﾐ the east side of the “aliﾐas Ri┗er ┘heﾐ Ioﾐsideriﾐg ﾐe┘ 

de┗elopﾏeﾐt 
 
PoliIy ヴ‐Α: Preser┗e  oak  trees  aﾐd  other  ﾐati┗e  or  historiIally  sigﾐifiIaﾐt  trees.  Desigﾐ 

de┗elopﾏeﾐt to iﾐIorporate these trees to the ﾏa┝iﾏuﾏ e┝teﾐt feasiHle, gi┗iﾐg 
highest  priority  to  a┗oidiﾐg  iﾏpaIts  to  the  trees.  If  it  is  deterﾏiﾐed  that 
IoﾐstruItioﾐ ﾏay iﾏpaIt trees proteIted Hy Couﾐty, the appliIaﾐt shall proIure 
all ﾐeIessary tree reﾏo┗al perﾏits. Trees proteIted Hy the Couﾐty  iﾐIlude aﾐy 
e┝istiﾐg  trees ┘ithiﾐ urHaﾐ or ┗illage reser┗e  liﾐes ┘ith  the e┝Ieptioﾐ of  those 
stated iﾐ “eItioﾐ ヲヲ.ヵヶ.ヰヲヰ.A of the Laﾐd Use OrdiﾐaﾐIe. A tree proteItioﾐ plaﾐ 
shall  He  de┗eloped  Hy  a  Iertified  arHorist  as  appropriate  aﾐd  iﾐ  IoﾐforﾏaﾐIe 
┘ith  Couﾐty  staﾐdards  regardiﾐg  oak  proteItioﾐ.  The  plaﾐ  shall  iﾐIlude,  Hut 
┘ould ﾐot He  liﾏited  to,  aﾐ  iﾐ┗eﾐtory of  trees  to ┘ithiﾐ  the  IoﾐstruItioﾐ  site, 
setHaIks  froﾏ  trees  aﾐd  proteIti┗e  feﾐIiﾐg,  restriItioﾐs  regardiﾐg  gradiﾐg  aﾐd 
pa┗iﾐg ﾐear  trees, direItioﾐ  regardiﾐg pruﾐiﾐg aﾐd diggiﾐg ┘ithiﾐ  root  zoﾐe of 
trees, aﾐd reケuireﾏeﾐts for replaIeﾏeﾐt aﾐd ﾏaiﾐteﾐaﾐIe of trees. If proteIted 
trees ┘ill He reﾏo┗ed, replaIeﾏeﾐt tree plaﾐtiﾐgs of like speIies iﾐ aIIordaﾐIe 
┘ith  Couﾐty  staﾐdards.  If  a  proteIted  tree  shall  He  eﾐIroaIhed  upoﾐ  Hut  ﾐot 
reﾏo┗ed, a  Iertified arHorist  shall He preseﾐt  to o┗ersee all  triﾏﾏiﾐg of  roots 
aﾐd HraﾐIhes. 
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PoliIy ヴ‐8: Coﾐsisteﾐt  ┘ith  state  ┘ater  effiIieﾐIy  staﾐdards,  reケuire  the  use  of  ﾐati┗e, 
drought  toleraﾐt plaﾐts  iﾐ  laﾐdsIapiﾐg  for ﾐe┘ de┗elopﾏeﾐt,  iﾐIludiﾐg pri┗ate 
aﾐd puHliI projeIts. 
 

PoliIy ヴ‐Γ: Maiﾐtaiﾐ a sustaiﾐaHle ┘ater supply Hy: 
 

aぶ EﾐIouragiﾐg ┘ater Ioﾐser┗atioﾐ prograﾏs; 
Hぶ Ma┝iﾏiziﾐg grouﾐd┘ater repleﾐishﾏeﾐt Hy iﾐIreasiﾐg the iﾐfiltratioﾐ of 

ruﾐoff iﾐ puHliI aﾐd pri┗ate spaIes; 
Iぶ Coﾐsideriﾐg  the  use  of  reIyIled  ┘ater  for  laﾐdsIapiﾐg  of  parks, 

streetsIapes, aﾐd opeﾐ spaIe areas iﾐ ﾐe┘ de┗elopﾏeﾐts; 
dぶ “eekiﾐg suppleﾏeﾐtal ┘ater;  
eぶ OHtaiﾐiﾐg  ﾐeIessary  perﾏits  to  allo┘  e┝traItioﾐ  of  “aliﾐas  Ri┗er 

uﾐderflo┘ as a sourIe for the ﾏuﾐiIipal ┘ater systeﾏ.  
 

PoliIy ヴ‐1ヰ: Special  Status  Species  Habitat  Loss  Miﾐiﾏizatioﾐ.  The  Couﾐty  eﾐIourages 
preser┗atioﾐ  or  eﾐhaﾐIeﾏeﾐt  of  uplaﾐd  haHitat  for  ┘ildlife  speIies  to  the 
ﾏa┝iﾏuﾏ e┝teﾐt feasiHle oﾐ parIels Ioﾐtaiﾐiﾐg suitaHle haHitat ふe.g. areas used 
for  foragiﾐg,  Hreediﾐg,  dispersal,  etI.ぶ.  To  the  e┝teﾐt  feasiHle,  haHitat 
preser┗atioﾐ  aﾐd  eﾐhaﾐIeﾏeﾐt  should  proﾏote  regioﾐal  IoﾐﾐeIti┗ity  aﾐd 
disIourage isolated haHitat.  

 
PoliIy ヴ‐11: Iﾐ order to ﾏitigate for the loss of “aﾐ Joaケuiﾐ kit fo┝ ふ“JKFぶ haHitat Hy applyiﾐg 

Ioﾏpeﾐsatory  iﾏpaIt, the follo┘iﾐg ﾏitigatioﾐ ratios shall apply, Hased oﾐ the 
loIatioﾐ of de┗elopﾏeﾐt ふFigure ヴ.ヴ‐ヶぶ:  

aぶ Lo┘  ケuality  “JKF  haHitat  ┗alue  of  ┘ithiﾐ  De┗eloped‐UrHaﾐ  areas:  No 
ratio 

Hぶ De┗eloped‐Rural areas: 1:1 
Iぶ AgriIultural areas Iurreﾐtly iﾐ ┗iﾐeyard produItioﾐ: 1:1 
dぶ AgriIultural forage produItioﾐ areas: ヲ:1  
eぶ All other areas Ioﾐsistiﾐg of ﾏediuﾏ ケuality haHitat assoIiated ┘ith the 

property.  “aliﾐas Ri┗er: ヲ:1 
fぶ High ケuality haHitat: ヴ:1 

PoliIy ヴ‐1ヲ: Trail  Developﾏeﾐt  ‐  Sensitive  Coﾏﾏunities  Miniﾏization.  To  the  ﾏa┝iﾏuﾏ 
e┝teﾐt  feasiHle,  trail  de┗elopﾏeﾐt  should  He  desigﾐed  to  a┗oid  iﾏpaIts  to 
┘illo┘‐Iottoﾐ┘ood ripariaﾐ forest. 
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FIGURE 4‐E:  Saﾐ Joaケuiﾐ Kit Fo┝ Mitigatioﾐ Ratio 
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4‐1.4: Natural	Resource	Implementing	Programs	
 

Prograﾏ ヴ‐1: Acケuire  opeﾐ  space  iﾐ  the  Saliﾐas  floodplaiﾐ.   EstaHlish  a  prograﾏ  to  aIケuire  iﾐ  fee 
esseﾐtial properties ┘ithiﾐ the flood plaiﾐ of the “aliﾐas Ri┗er for additioﾐ to the Couﾐty 
parks systeﾏ. 

 
 

Prograﾏ ヴ‐ヲ: Water Coﾐservatioﾐ Prograﾏ.  The Couﾐty aﾐd “aﾐ Miguel Coﾏﾏuﾐity “er┗iIes DistriIt 
should  IollaHorate  to  de┗elop  a  Ioﾏpreheﾐsi┗e  ┘ater  Ioﾐser┗atioﾐ  prograﾏ  for  the 
Ioﾏﾏuﾐity.  The ┘ater Ioﾐser┗atioﾐ prograﾏ should Ioﾐsider the follo┘iﾐg: 

 
aぶ Tiered ┘ater rates. 
Hぶ Water Ioﾐser┗atioﾐ ┘orkshops. 
Iぶ A さ┘ater ┘iseざ deﾏoﾐstratioﾐ gardeﾐ. 
dぶ Lo┘‐┘ater‐usiﾐg aﾐd ﾐati┗e laﾐdsIapiﾐg iﾐ puHliI aﾐd pri┗ate spaIes.   
eぶ A reHate prograﾏ for replaIiﾐg fi┝tures/appliaﾐIes or replaIiﾐg irrigated 

laﾐdsIapiﾐg ┘ith lo┘‐┘ater‐usiﾐg laﾐdsIapiﾐg.   
fぶ A pluﾏHiﾐg fi┝ture retrofit prograﾏ.   
gぶ Ways to eﾐIourage grey┘ater systeﾏs.   
hぶ Ways to eﾐIourage IatIhﾏeﾐt, Iisterﾐs, aﾐd raiﾐ gardeﾐs for  irrigatioﾐ 

purposes.  
 

Prograﾏ ヴ‐ン: Suppleﾏeﾐtal Water.    The  Couﾐty  should ┘ork ┘ith  “aﾐ Miguel  Coﾏﾏuﾐity  “er┗iIes 
DistriIt to de┗elop a loﾐg‐raﾐge plaﾐ for suppleﾏeﾐtal ┘ater.   

 
aぶ Iﾐ  the  short‐terﾏ,  the  plaﾐ  should  ideﾐtify ﾏeasures  that  the  DistriIt 

Iaﾐ  take  iﾐ  order  to  oHtaiﾐ  perﾏits  to  e┝traIt  froﾏ  the  “aliﾐas  Ri┗er 
uﾐderflo┘.   
 

Hぶ For loﾐg‐terﾏ Ioﾐsideratioﾐs, suppleﾏeﾐtal ┘ater sourIes Iould iﾐIlude 
surfaIe alloIatioﾐs froﾏ the NaIiﾏieﾐto Water ProjeIt, or appropriatioﾐ 
of uﾐderflo┘s froﾏ the NaIiﾏieﾐto aﾐd/or Estrella Ri┗ers.   

 
Prograﾏ ヴ‐ヴ: Flood )oﾐe Study.  The Couﾐty Flood Coﾐtrol DistriIt should Ioﾐsider Ioﾏﾏissioﾐiﾐg aﾐ 

updated flood zoﾐe study.  The updated study should He used to ﾏodify the Houﾐdaries 
of the Flood Hazard ふFHぶ IoﾏHiﾐiﾐg desigﾐatioﾐ as ﾐeeded.   

 
Prograﾏ ヴ‐ヵ: Saliﾐas River Maﾐageﾏeﾐt.  The Couﾐty Flood Coﾐtrol DistriIt should Ioﾐsider forﾏiﾐg 

a Heﾐefit assessﾏeﾐt area iﾐ order to de┗elop aﾐd iﾏpleﾏeﾐt a ┗egetatioﾐ aﾐd siltatioﾐ 
ﾏaﾐageﾏeﾐt prograﾏ for the “aliﾐas Ri┗er.  The prograﾏ should: 

aぶ Reﾏo┗e o┗ergro┘ﾐ iﾐ┗asi┗e ┗egetatioﾐ;  
Hぶ Iﾏpro┗e flood hazard Ioﾐditioﾐs;  
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Iぶ IﾐIrease reIharge iﾐto the Paso RoHles Grouﾐd┘ater Basiﾐ; aﾐd  
dぶ Allo┘ for reIreatioﾐal uses iﾐ the “aliﾐas Ri┗er Iorridor.   

Prograﾏ ヴ‐ヶ: Neighborhood‐wide  Biological  Resources  Assessﾏeﾐts.  CoﾐduIt  ﾐeighHorhood‐┘ide 
HiologiIal  resourIes  assessﾏeﾐts  ふBRAぶ  to  doIuﾏeﾐt  the  e┝istiﾐg  HiologiIal  resourIes 
┘ithiﾐ  partially  de┗eloped  ﾐeighHorhoods  to  deterﾏiﾐe  poteﾐtial  iﾏpaIts  to  those 
resourIes. The BRA shall He IoﾐduIted Hy a Couﾐty‐appro┗ed Hiologist aﾐd Ioﾐforﾏ to 
the reケuireﾏeﾐts set forth iﾐ the Couﾐty guidaﾐIe doIuﾏeﾐt, Guideliﾐes for BiologiIal 
ResourIes  Assessﾏeﾐts  ‐  Guideliﾐes  for  BiologiIal  Coﾐsultaﾐts  that  is  oﾐ  file ┘ith  the 
Departﾏeﾐt of Plaﾐﾐiﾐg aﾐd Buildiﾐg. 

Prograﾏ ヴ‐Α: Seﾐsitive  Coﾏﾏuﾐities  Miﾐiﾏizatioﾐ.  To  the  ﾏa┝iﾏuﾏ  e┝teﾐt  feasiHle,  trail 
de┗elopﾏeﾐt should He desigﾐed to a┗oid iﾏpaIts to ┘illo┘‐Iottoﾐ┘ood ripariaﾐ forest. 

Prograﾏ ヴ‐8: Willow‐cottoﾐwood Ripariaﾐ Forest Restoratioﾐ aﾐd Moﾐitoriﾐg. If trail de┗elopﾏeﾐt, 
ﾐotaHly the proposed Airport Loop Trail aﾐd “aliﾐas Ri┗er Trail, Iaﾐﾐot a┗oid iﾏpaIts to 
this  ┗egetatioﾐ  Ioﾏﾏuﾐity,  a  Couﾐty‐appro┗ed  Hiologist  shall  prepare  a  HaHitat 
Restoratioﾐ Plaﾐ iﾐ aIIordaﾐIe ┘ith the reケuireﾏeﾐts desIriHed iﾐ Mitigatioﾐ Measure 
BIO‐1ふeぶ of the CPU EIR. Coﾏpeﾐsatory ﾏitigatioﾐ ratios for this ┗egetatioﾐ Ioﾏﾏuﾐity 
shall He a ﾏiﾐiﾏuﾏ of ヲ:1 ratio ふarea restored/Ireated/eﾐhaﾐIed: area lostぶ. Mitigatioﾐ 
for  loss  of  or  triﾏﾏiﾐg  of  trees  shall  He  doﾐe  aIIordiﾐg  to  the  tree  reﾏo┗al  aﾐd 
triﾏﾏiﾐg staﾐdards set forth Hy the Couﾐty. 

Prograﾏ ヴ‐Γ: Jurisdictioﾐal  Deliﾐeatioﾐ.  If  future  trail  de┗elopﾏeﾐt  oIIurs  ┘ithiﾐ  or  adjaIeﾐt  to 
┘etlaﾐds, draiﾐages, ripariaﾐ haHitats, or other areas that ﾏay fall uﾐder the jurisdiItioﾐ 
of  the  CDFW,  U“ACE,  aﾐd/or  RWQCB,  a  Couﾐty‐appro┗ed  Hiologist  shall  Ioﾏplete  a 
jurisdiItioﾐal deliﾐeatioﾐ. The jurisdiItioﾐal deliﾐeatioﾐ shall deterﾏiﾐe the e┝teﾐt of the 
jurisdiItioﾐ  for eaIh of  these ageﾐIies aﾐd  shall  He  IoﾐduIted  iﾐ aIIordaﾐIe ┘ith  the 
reケuireﾏeﾐt  set  forth  Hy  eaIh  ageﾐIy.  The  result  shall  He  a  preliﾏiﾐary  jurisdiItioﾐal 
deliﾐeatioﾐ report that shall He suHﾏitted to the Couﾐty, U“ACE, RWQCB, aﾐd CDFW, as 
appropriate, for re┗ie┘ aﾐd appro┗al. 

Prograﾏ ヴ‐1ヰ: Jurisdictioﾐal  Waters  aﾐd  Wetlaﾐds  Restored.  IﾏpaIts  to  jurisdiItioﾐal  ┘aters  aﾐd 
┘etlaﾐds shall He ﾏitigated at a ﾏiﾐiﾏuﾏ ratio of ヲ:1 ふarea restored/Ireated/eﾐhaﾐIed: 
area  lostぶ, ┘hiIh  is  typiIally  the staﾐdard for the U“ACE aﾐd RWQCB; Hut  it should He 
ﾐoted that these ageﾐIies Iould reケuest ﾏore ﾏitigatioﾐ duriﾐg the perﾏittiﾐg proIess. 
Furtherﾏore,  the  CDFW  ﾏitigatioﾐ  ratios  typiIally  raﾐge  Het┘eeﾐ  ン:1  aﾐd  ヵ:1  for 
teﾏporary  aﾐd  perﾏaﾐeﾐt  iﾏpaIts,  respeIti┗ely.  Mitigatioﾐ  shall  oIIur  oﾐ‐site  or  as 
Ilose  to  the  iﾏpaIted  haHitat  as  possiHle.  A ﾏitigatioﾐ  aﾐd ﾏoﾐitoriﾐg  plaﾐ  shall  He 
de┗eloped  Hy  a  Couﾐty‐appro┗ed  Hiologist  iﾐ  aIIordaﾐIe  ┘ith  the  reケuireﾏeﾐts 
desIriHed iﾐ BIO‐1ふeぶ of the CPU EIR. 
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4-2:   Cultural Resources 

“aﾐ  Miguel’s  ﾏoderﾐ  history  Hegiﾐs  ┘ith  the  fouﾐdiﾐg  of  Missioﾐ  “aﾐ  Miguel  ArIaﾐgel  iﾐ  1ΑΓΑ  iﾐ 
territory iﾐhaHited Hy the “aliﾐaﾐ people.  The to┘ﾐ gre┘ up south of the ﾏissioﾐ oﾐ the ┘est Haﾐk of 
the “aliﾐas Ri┗er.   The railroad arri┗ed froﾏ the ﾐorth iﾐ 188ヶ, pro┗idiﾐg Ioﾐ┗eﾐieﾐt aIIess to the “aﾐ 
FraﾐIisIo ﾏarket for “aﾐ Miguel’s produItioﾐ of Iattle aﾐd graiﾐ.  Wheﾐ the origiﾐal to┘ﾐ ┘as destroyed 
Hy fire iﾐ 188Α, the ﾐe┘ “aﾐ Miguel ┘as Huilt ﾐear the terﾏiﾐus of the railroad liﾐe, ﾐorth of the ﾏissioﾐ.  
Duriﾐg  World  War  II,  “aﾐ  Miguel  HeIaﾏe  the  off‐duty  retreat  for  ヴヵ,ヰヰヰ  troops  statioﾐed  at  Caﾏp 
RoHerts, aﾐd the to┘ﾐ’s populatioﾐ gre┘ to ヴ,ヰヰヰ.   Caﾏp RoHerts ┘as de‐aIti┗ated iﾐ the late 1Γヵヰ's, 
aﾐd the loIal eIoﾐoﾏy suffered.  Maﾐy IoﾏﾏerIial aﾐd resideﾐtial Huildiﾐgs Hegaﾐ a IyIle of ┗aIaﾐIy, 
aHaﾐdoﾐﾏeﾐt, deterioratioﾐ aﾐd deﾏolitioﾐ, lea┗iﾐg ┗aIaﾐt lots ┘here oﾐIe there had Heeﾐ hoﾏes aﾐd 
thri┗iﾐg Husiﾐesses.  Also iﾐ the ヵヰ's, the ﾐe┘ free┘ay ┘as IoﾐstruIted aloﾐg the to┘ﾐ’s ┘esterﾐ edge, 
Hypassiﾐg “aﾐ Miguel’s IoﾏﾏerIial distriIt aﾐd addiﾐg to the Ioﾏﾏuﾐity’s eIoﾐoﾏiI trouHles.  For forty 
years,  the  Ioﾏﾏuﾐity  has  hoped  for  a  returﾐ  of  eIoﾐoﾏiI  ┗itality,  Hut  its  forﾏer  prosperity  has 
reﾏaiﾐed a ﾏeﾏory.  “oﾏe ﾐe┘ hoﾏes ha┗e Heeﾐ Huilt, Hut ﾐot eﾐough to Ireate a roHust ﾏarket for 
ﾐe┘ loIal Husiﾐess. 

4‐2.1: Archaeological	Resources	
At the tiﾏe of Europeaﾐ IoﾐtaIt, the “aﾐ Miguel area ┘as iﾐhaHited Hy the “aliﾐaﾐ people.  “aliﾐaﾐ 
territory is estiﾏated to ha┗e iﾐIluded the PaIifiI Ioast froﾏ Morro Bay ﾐorth to LuIia, e┝teﾐdiﾐg ヵヰ 
ﾏiles iﾐlaﾐd to the head┘aters of the “aliﾐas Ri┗er.   

The  “aliﾐaﾐ populatioﾐ at  the  tiﾏe of  Europeaﾐ  IoﾐtaIt ┘as estiﾏated  to  He Het┘eeﾐ ヲ,ヰヰヰ aﾐd 
ン,ヰヰヰ persoﾐs ふJoﾐes ヲヰヰ8ぶ.  People ┘ere orgaﾐized iﾐto sﾏall groups, kﾐo┘ﾐ as triHelets.  TriHelets 
geﾐerally iﾐIluded a ﾏaiﾐ ┗illage, oIIupied year‐rouﾐd.  Additioﾐally, soﾏe faﾏilies ┘ould estaHlish 
sﾏaller, seasoﾐal outlyiﾐg settleﾏeﾐts.  Village sites ┘ere typiIally loIated ﾐear a ┘ater sourIe, suIh 
as a spriﾐg or ri┗er.  The priﾐIipal ┗illage iﾐ the Migueliﾐo “aliﾐaﾐ area ﾏay ha┗e Heeﾐ loIated either 
at  Cholaﾏe  or  possiHly  at  the  site  of  Missioﾐ  “aﾐ  Miguel  ふJoﾐes  ヲヰヰ8ぶ.    “aliﾐaﾐ  hoﾏes  ┘ere 
ケuadraﾐgular aﾐd supported Hy a fraﾏe┘ork of poles.  Walls aﾐd roofs ┘ere ﾏade of thatIhed tule.   

The “aliﾐaﾐs ┘ere huﾐter‐gatherers.  AIorﾐs, seeds, roots, Herries, aﾐd greeﾐs ┘ere priﾏary forﾏs 
of  susteﾐaﾐIe.    Trout  aﾐd  salﾏoﾐ  ┘ould  also  likely  ha┗e  Heeﾐ  fished  froﾏ  the  “aliﾐas  aﾐd  its 
triHutaries.    The  “aliﾐaﾐ  diet  also  iﾐIluded  sﾏall  aﾐiﾏals  ふe.g.  sﾐakes,  raHHits,  Hirdsぶ  aﾐd  larger 
ﾏaﾏﾏals ふe.g. Hear, deer, aﾐtelopeぶ.   

With Europeaﾐ IoﾐtaIt aﾐd the suHseケueﾐt estaHlishﾏeﾐt of Missioﾐs “aﾐ Aﾐtoﾐio de Padua ふ1ΑΑ1ぶ 
aﾐd “aﾐ Miguel ArIaﾐgel ふ1ΑΓΑぶ, the traditioﾐal “aliﾐaﾐ ┘ay of life ┘as Hrought to its eﾐd.   

4‐2.2: Historic	Resources	
MuIh has Heeﾐ ┘ritteﾐ aHout “aﾐ Miguel’s loﾐg aﾐd Iolorful history.  While the details aﾐd speIifiIs 
oﾐ “aﾐ Miguel’s history are ﾐot  repeated  iﾐ  this Coﾏﾏuﾐity Plaﾐ,  there are other  literary sourIes 
a┗ailaHle through the “aﾐ Luis OHispo Couﾐty LiHrary systeﾏ.  E┝Ielleﾐt sourIes iﾐIlude: 
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 Ohles, Wallace V.  ふ1997ぶ.   The  lands of Mission  San Miguel.    Fresﾐo, Calif.: Word 
DaﾐIer Press.   

 Staﾐley, Leo L. ふ1976ぶ.  San Miguel at the turn of the Century.  Fresﾐo, Calif.: Valley 
PuHlishers 

Missioﾐ  “aﾐ Miguel ┘as  fouﾐded  oﾐ  July  ヲヵ,  1ΑΓΑ  Hy  the  FraﾐIisIaﾐ  Padre,  Ferﾏiﾐ  FraﾐIisIo  de 
Lasueﾐ. This ﾏissioﾐ pro┗ided a stop oﾐ the trip that had pre┗iously takeﾐ t┘o days, Het┘eeﾐ “aﾐ 
Luis OHispo aﾐd “aﾐ Aﾐtoﾐio de Padua. Iﾐ 18ヰヶ, t┘eﾐty‐se┗eﾐ huts ┘ere IoﾐstruIted, to He used as 
li┗iﾐg ケuarters for the larger populatioﾐ of “aliﾐaﾐ Iﾐdiaﾐ TriHes. Iﾐ the year of 181ヰ, thousaﾐds of 
adoHe HriIks ┘ere ﾏade aﾐd stored; they ┘ere to He used iﾐ the IoﾐstruItioﾐ of the preseﾐt IhurIh.  

The Hegiﾐﾐiﾐgs of a "to┘ﾐ" at “aﾐ Miguel started iﾐ 18ンヵ, ┘heﾐ the IoﾐstruItioﾐ of the t┘o‐story 
adoHe,  kﾐo┘ﾐ  today  as  the  Rios‐Caledoﾐia  AdoHe  Hegaﾐ.  This  ser┗ed  as  a  headケuarters  for  the 
adﾏiﾐistrator,  appoiﾐted  Hy  the Me┝iIaﾐ  go┗erﾐﾏeﾐt.    By  the  year  18Α1,  a  stageIoaIh  raﾐ  daily 
froﾏ  “aﾐ Miguel  to  “aﾐ  Luis  OHispo.  Iﾐ  18Αヴ,  the  To┘ﾐ  ﾐo┘  Ioﾐsisted  of  a  hotel,  sIhoolhouse, 
staHle, at  least t┘o salooﾐs, aﾐ e┝press offiIe, paiﾐt shop, HlaIksﾏith aﾐd ┘agoﾐ shop, aﾐd a post 
offiIe.  All ┘ere destroyed iﾐ a disastrous fire that le┗eled the To┘ﾐ of “aﾐ Miguel Ioﾏpletely.  The 
to┘ﾐ ┘as suHseケueﾐtly reHuilt ﾐorth of the Missioﾐ. 

The To┘ﾐ of “aﾐ Miguel ┘as Ieﾐtrally loIated, desIeﾐdiﾐg froﾏ agriIultural ┗alleys flo┘iﾐg iﾐto the 
“aliﾐas Ri┗er. With the ┘elIoﾏiﾐg of  the railroad  iﾐ 188ヶ, “aﾐ Miguel had Hooﾏed iﾐto a Hustliﾐg 
Ioﾏﾏuﾐity  ┘ith  forty  ﾐe┘  Husiﾐesses  that  Iatered  to  traiﾐ  passeﾐgers  aﾐd  “outherﾐ  PaIifiI 
eﾏployees ふCultural ResourIe Maﾐageﾏeﾐt “er┗iIes: HistoriIal E┗aluatioﾐ, ヲヰヰヶぶ. Iﾐ later years, as 
the  railroad  progressed  south  to  Teﾏpletoﾐ  aﾐd  e┗eﾐtually  to  “aﾐ  Luis  OHispo,  “aﾐ  Miguel’s 
iﾏportaﾐIe as a shippiﾐg Ieﾐter diﾏiﾐished aﾐd the Ioﾏﾏuﾐity HeIaﾏe ﾏore isolated.   

After  the  Hooﾏ  of  the  railroad  fell  short,  IoﾐstruItioﾐ  of  Caﾏp  RoHerts  Hegaﾐ  Hy  the  U.“.  Arﾏy 
duriﾐg World War II. OﾐIe the ┘ar eﾐded, Caﾏp RoHerts Ilosed aHruptly, Hut ┘as re‐opeﾐed duriﾐg 
the Koreaﾐ War  for  a  short period of  tiﾏe. At  that  tiﾏe,  soldiers  that ┘ere  statioﾐed  there ┘ere 
allo┘ed ﾏore ﾏoHility aﾐd this allo┘ed theﾏ to ﾏo┗e to larger Ioﾏﾏuﾐities that had ﾏore goods 
aﾐd eﾐtertaiﾐﾏeﾐt thaﾐ “aﾐ Miguel. Froﾏ theﾐ oﾐ, “aﾐ Miguel has foIused ﾏaiﾐly oﾐ farﾏiﾐg for 
agriIultural uses of the surrouﾐdiﾐg areas. 

Iﾐ  additioﾐ  to  the  ﾏissioﾐ  aﾐd  the  Rios‐Caledoﾐia  adoHe,  “aﾐ Miguel  has  ﾏaﾐy  IoﾏﾏerIial  aﾐd 
resideﾐtial struItures Huilt duriﾐg the period froﾏ the late 18ヰヰs through the 1Γヵヰs that IoﾐtriHute 
to  the  Ioﾏﾏuﾐity’s  uﾐiケue  historiI  IharaIter.    It  is  iﾏportaﾐt  that  these  historiI  Huildiﾐgs  He 
ﾏaiﾐtaiﾐed  iﾐ good Ioﾐditioﾐ.   Other┘ise,  they ﾏay deteriorate  to  the poiﾐt at ┘hiIh deﾏolitioﾐ 
HeIoﾏes a realistiI alterﾐati┗e.  
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The	Hoffmann	House	at	13th and	K	Streets

Maﾐy  Huildiﾐgs  ┘ith  historiI  ┗alue  ha┗e 
already  disappeared.    A  sur┗ey  has  Heeﾐ 
IoﾐduIted  to  doIuﾏeﾐt  “aﾐ  Miguel’s 
historiI  resourIes  ふ“aﾐ  Bueﾐa┗eﾐtura 
ResearIh  AssoIiates,  ヲヰ1ヵぶ.    This 
iﾐforﾏatioﾐ  Iaﾐ  He  used  to  estaHlish 
eligiHility for graﾐts aﾐd loaﾐs to help pay 
for rehaHilitatioﾐ efforts aﾐd to ケualify for 
Huildiﾐg  perﾏit  staﾐdards  speIifiIally 
desigﾐed to eﾐIourage the preser┗atioﾐ of 
a  Huildiﾐg’s  historiI  IharaIter.    The 
follo┘iﾐg  list  aﾐd  ﾏap  iﾐIlude  Huildiﾐgs 
aﾐd  sites  ideﾐtified  as  historiI  iﾐ  a  self‐
guided  tour  paﾏphlet  puHlished  Hy  the  “aﾐ 
Miguel  Busiﾐess  AssoIiatioﾐ.    These  aﾐd  other  Huildiﾐgs  aﾐd  sites  should  He  iﾐ┗eﾐtoried  to 
deterﾏiﾐe ┘hether they should He offiIially desigﾐated as historiI resourIes Hy the Couﾐty or the 
state.  

4‐2.3: Cultural	Resources	Policies	
 

PoliIy ヴ‐1ン: Rather  thaﾐ  ﾏitigatiﾐg  for  disturHed  or  destroyed  Iultural  resourIes,  gi┗e 
priority  to de┗elopﾏeﾐt  projeIts  that  a┗oid  iﾏpaIts  aﾐd proteIt  aﾐd preser┗e 
arIhaeologiIal  resourIes  aﾐd  sigﾐifiIaﾐt  historiI  resourIes  to  the  ﾏa┝iﾏuﾏ 
e┝teﾐt feasiHle.   

aぶ Disturbaﾐce of Historical Resources. Where preser┗atioﾐ is ﾐot feasiHle, 
the sigﾐifiIaﾐIe of eaIh resourIe shall He e┗aluated aIIordiﾐg to Iurreﾐt 
professioﾐal  staﾐdards  aﾐd  appropriate  ﾏitigatioﾐ  ﾏeasures  shall  He 
iﾏpleﾏeﾐted prior to Couﾐty appro┗al of aﾐy de┗elopﾏeﾐt. Mitigatioﾐ 
ﾏay  iﾐIlude,  Hut  ﾐot  He  liﾏited  to,  data  reIo┗ery  aﾐd  graphiI 
doIuﾏeﾐtatioﾐ ふphotographs, dra┘iﾐgs, etI.ぶ.   

 
Hぶ Alteratioﾐs  aﾐd/or  the  adapti┗e  reuse  of  historiIal  resourIes  shall 

Ioﾐforﾏ to the “eIretary of the Iﾐterior’s “taﾐdards. Prior to a projeIt’s 
appro┗al,  the  Couﾐty  should  Ioﾐfirﾏ  that  a  proposed  projeIt  that 
Ioﾐtaiﾐs  a  historiIal  resourIe  ┘ill  Ioﾐforﾏ  to  the  “eIretary  of  the 
Iﾐterior’s  “taﾐdards,  or  iﾏpleﾏeﾐt  other  feasiHle ﾏitigatioﾐ ﾏeasures 
suIh  that  sigﾐifiIaﾐt  ad┗erse  iﾏpaIts  oﾐ  historiI  resourIes  ┘ill  He 
reduIed or a┗oided. 
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PoliIy ヴ‐1ヴ: ProteIt  aﾐd  preser┗e  sigﾐifiIaﾐt  laﾐdsIape  features,  iﾐIludiﾐg  ﾐati┗e  trees, 
ripariaﾐ ┗egetatioﾐ, aﾐd  trees ┘ith  sigﾐifiIaﾐt aesthetiI or historiI  sigﾐifiIaﾐIe 
related to the Ioﾏﾏuﾐity’s Iultural heritage. 
 

4‐2.4: Cultural	Resources	Implementing	Programs	
 

Prograﾏ ヴ‐11: Protect  Historic  Resources.        Based  oﾐ  the  ┘ork  Ioﾏpleted  Hy  “aﾐ  Bueﾐa┗eﾐtura 
ResearIh  AssoIiates  ふヲヰ1ヵぶ,  ┘ork  ┘ith  the  “aﾐ  Miguel  Ad┗isory  CouﾐIil  aﾐd 
kﾐo┘ledgeaHle  iﾐdi┗iduals  to  ideﾐtify  resourIes  that  should  reIei┗e aﾐ offiIial historiI 
desigﾐatioﾐ froﾏ the Couﾐty or state.   

 
Prograﾏ ヴ‐1ヲ: Mills  Act  Prograﾏ.    De┗elop  a  Mills  AIt  prograﾏ  ふeither  loIalized  to  “aﾐ  Miguel  or 

Couﾐty┘ideぶ,  iﾐIludiﾐg  guidaﾐIe  doIuﾏeﾐts  aﾐd  Ilear  iﾐstruItioﾐs  for  hoﾏeo┘ﾐers 
┘ishiﾐg to eﾐter iﾐto a ta┝‐relief IoﾐtraIt.   

 
aぶ Ideﾐtifyiﾐg Historic Resources aﾐd Buildiﾐgs. At the tiﾏe of appliIatioﾐ 

for  disIretioﾐary  laﾐd  use  perﾏits,  suHdi┗isioﾐs,  or  IoﾐstruItioﾐ  or 
deﾏolitioﾐ  perﾏits  that  iﾐ┗ol┗e  the  deﾏolitioﾐ,  suHstaﾐtial  alteratioﾐ,  
or  reloIatioﾐ  of  Huildiﾐgs  or  struItures  that  ┘ere  ideﾐtified  iﾐ  the 
HistoriI  ResourIes  Iﾐ┗eﾐtory  prepared  Hy  “aﾐ  Bueﾐa┗eﾐtura,  the 
appliIaﾐt  shall  retaiﾐ  a  historiaﾐ  or  arIhiteItural  historiaﾐ ┘ho ﾏeets 
the  “eIretary  of  Iﾐterior’s  Professioﾐal  QualifiIatioﾐs  “taﾐdards  to 
doIuﾏeﾐt  aﾐd  e┗aluate  the  historiIal  sigﾐifiIaﾐIe  of  the  affeIted 
Huildiﾐgs or  struItures. This  iﾐIludes Huildiﾐgs or  struItures ┘ithiﾐ  the 
proposed URL that ha┗e a field ┗erified date of IoﾐstruItioﾐ of 1Γヶヵ or 
earlier  aﾐd  aﾐ  iﾐtegrity  sIore  of  ふヰぶ  or  ふ1ぶ,  or  pre┗iously  uﾐe┗aluated 
properties older thaﾐ ヴヵ years of age ふideﾐtified iﾐ Appeﾐdi┝ A, TaHular 
“ur┗ey  Results,  Ioﾐtaiﾐed  iﾐ  Appeﾐdi┝  E  of  the  CPU  EIRぶ.  If  suIh 
doIuﾏeﾐtatioﾐ  aﾐd  e┗aluatioﾐ  iﾐdiIates  that  the  Huildiﾐg or  struIture 
ケualifies  as  a  sigﾐifiIaﾐt  historiIal  resourIe,  further  doIuﾏeﾐtatioﾐ  to 
reduIe  iﾏpaIts oﾐ historiIal  resourIes shall He pro┗ided,  iﾐIludiﾐg Hut 
ﾐot  liﾏited  to  arIhi┗al  ケuality  photographs,  ﾏeasured  dra┘iﾐgs,  oral 
histories, iﾐterpreti┗e sigﾐage, aﾐd/or other ﾏeasures. 

 
Prograﾏ ヴ‐1ン: Saﾐ  Miguel  Historic  Preservatioﾐ  Project.    De┗elop  faIilities  aﾐd  iﾐforﾏatioﾐal 

HroIhures  to  proﾏote  aﾐ  historiI  ┘alkiﾐg  tour,  suIh  as  those  de┗eloped  Hy  the  “aﾐ 
Miguel ResourIe CoﾐﾐeItioﾐ aﾐd  iﾐIluded  iﾐ Appeﾐdi┝ K.   The tour should  iﾐIlude the 
follo┘iﾐg: 
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aぶ A  kiosk  iﾐIludiﾐg  graphiI  aﾐd  ┘ritteﾐ  depiItioﾐs  of  the  history  iﾐ  the 
Ioﾏﾏuﾐity of “aﾐ Miguel.  The kiosk should He loIated iﾐ the ┗iIiﾐity of 
the ﾏissioﾐ iﾐ order to eﾐtiIe tourists to take the historiI ┘alkiﾐg tour.   
 

Hぶ Markers, plaケues, or other iﾐdiIators of historiI struItures or features iﾐ 
the Ioﾏﾏuﾐity.   

 
Iぶ PhysiIal iﾏpro┗eﾏeﾐts aﾐd aﾏeﾐities aloﾐg the trail, suIh as side┘alks, 

HeﾐIhes, aﾐd ┘ater fouﾐtaiﾐs.   
 

dぶ Where possiHle, the historiI ┘alkiﾐg trail should follo┘ the aligﾐﾏeﾐt of 
the proposed “aﾐ Miguel Do┘ﾐto┘ﾐ Loop Trail, sho┘ﾐ iﾐ Chapter ヵ.   
 

Prograﾏ ヴ‐1ヴ: Assistaﾐce to Owﾐers of Historic Buildiﾐgs.  Ideﾐtify opportuﾐities for lo┘‐iﾐterest loaﾐs 
aﾐd ta┝ reHates for o┘ﾐers of desigﾐated historiI Huildiﾐgs.  

 

 

   

Attachment 2 - San Miguel Community Plan Update - 

Planning Commission Recommended Changes

116 of 445



 

Page | ヴ‐ヲヲ 
 

Historic Preservation Opportunity:  The Mills Act 

The Mills Act is an economic incentive program to encourage private property owners to preserve historic 

buildings (“qualified property”).  Similar to the Williamson Act procedure for agricultural preserves, 

owners enter into an automatically renewing 10-year contract with the County.  In exchange for 

restoring and maintaining the historical integrity of a structure, a landowner may qualify for property 

tax relief through this program.     

What is a Qualified Property? 

A property listed on a federal, state, or county list of historical or architecturally significant sites, places, 

or landmarks. 

What are the contract terms? 

Contract terms may be determined on a case-by-case basis in accordance with the local jurisdiction’s 

procedures.  In general, contracts include the following standard terms: 

 The contract term is 10 years, and it automatically renews annually.  Once the owner files for 

non-renewal, the contract remains in force for 10 years before expiring.   

 The contract “runs with the land.”  New owners are bound to its terms.     

 The landowner is obligated to preserve/restore/rehabilitate the property to meet State Historic 

Building Code and State Historic Preservation Office (SHPO) standards.   

 The tax assessor values the property as a “restricted historical property.”  This changes the 

method of calculating valuation, which is the main factor determining your property tax 

obligations.  In one example cited by the Board of Equalization, a restored historic residence 

valued at $450,000 was re-valued to $101,000 – equating to a 78 percent reduction in 

property taxes.   

 The County may conduct routine (~ every 5 years) interior and exterior property inspections by 

to ensure contract compliance. 

 Penalties are imposed for contract violation or cancellation.   

Where can I get further information?  

 Read California Government Code, Section 50820 et seq. 

 Visit the State Historic Preservation Office webpage:   

o http://www.ohp.parks.ca.gov/?page_id=21412 
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 Table 4-D Potential Historical Sites in the San Miguel Community 

#  Year  Era  HistoriI Naﾏe  Address 

1  188ヵ  Railroad Era ふ188ヶ‐1Γヴヰぶ  Gorhaﾏ House  11ヵヵ K “treet 
ヲ  188ヶ  Railroad Era ふ188ヶ‐1Γヴヰぶ  “outherﾐ PaIifiI Milliﾐg 

Coﾏpaﾐy  N “treet 

ン  188ヶ  Railroad Era ふ188ヶ‐1Γヴヰぶ  Ma┝┘ell Hotel/La Fa┗orite  1ンヵヰ N “treet 
ヴ  188Γ  Railroad Era ふ188ヶ‐1Γヴヰぶ  Makiﾐ/“iﾏs Hotel  ンヰヰ 1ンFth “treet 
ヵ  18Γヰ  Railroad Era ふ188ヶ‐1Γヴヰぶ  ResideﾐIe  ヲヵΑ Γth “treet 
ヶ  18Γヰ  Railroad Era ふ188ヶ‐1Γヴヰぶ  Littlefield House  ヲヴ8 1ヲth “treet 
Α  18Γヰ  Railroad Era ふ188ヶ‐1Γヴヰぶ  ResideﾐIe  1ヴΑン L “treet 
8  18Γヰ  Railroad Era ふ188ヶ‐1Γヴヰぶ  Wilﾏar House  1ヵヶヵ L “treet 
Γ  18Γヰ  Railroad Era ふ188ヶ‐1Γヴヰぶ  ResideﾐIe  1ヵΓΓ L “treet 
1ヰ  18Γヲ  Railroad Era ふ188ヶ‐1Γヴヰぶ  ME ChurIh  ンヰ1 1ンth “treet 
11  1Γヰヰ  Railroad Era ふ188ヶ‐1Γヴヰぶ  Hoffﾏaﾐ House & Garage  L “treet 
1ヲ  1Γヰヵ  Railroad Era ふ188ヶ‐1Γヴヰぶ  Thrall & Coﾏpaﾐy Warehouse  Missioﾐ “treet 
1ン  1Γ1ヴ  Railroad Era ふ188ヶ‐1Γヴヰぶ  ResideﾐIe  1ヴΓΓ K “treet 
1ヴ  1Γ1Α  Railroad Era ふ188ヶ‐1Γヴヰぶ  Baﾐk of Italy  1ヲヰヵ Missioﾐ 

“treet 
1ヵ  1Γヲヰ  Railroad Era ふ188ヶ‐1Γヴヰぶ  Park Garage  ンヵヵ 1ヴth “treet 
1ヶ  1Γヴヰ  Caﾏp RoHerts ふ1Γヴヰ‐

1Γヵンぶ  LiHrary, Courthouse, aﾐd Jail  ヲヵヴ 1ンth “treet 

1Α  1Γヴヰ  Caﾏp RoHerts ふ1Γヴヰ‐
1Γヵンぶ  Rose Gardeﾐ Apartﾏeﾐts  1ヴヴヰ K “treet 

18  1Γヴヰ  Caﾏp RoHerts ふ1Γヴヰ‐
1Γヵンぶ  Gas “tatioﾐ  1ΓΓ Missioﾐ “treet

1Γ  1Γヴヰ  Caﾏp RoHerts ふ1Γヴヰ‐
1Γヵンぶ  Market  1ヲΑ1 Missioﾐ 

“treet 
ヲヰ  1Γヴヰ  Caﾏp RoHerts ふ1Γヴヰ‐

1Γヵンぶ  Huttoﾐ Buildiﾐg  1ヲΓΓ Missioﾐ 
“treet 

ヲ1  1Γヴヰ  Caﾏp RoHerts ふ1Γヴヰ‐
1Γヵンぶ  ResideﾐIe  1ヵヶヰ L “treet 

ヲ1  1Γヴン  Caﾏp RoHerts ふ1Γヴヰ‐
1Γヵンぶ  “hady Rest Motel  1ヴ8ヵ Missioﾐ 

“treet 
ヲヲ  1Γヵヲ  Caﾏp RoHerts ふ1Γヴヰ‐

1Γヵンぶ  ResideﾐIe  ΓΑヲ K “treet 

ヲン  1Γヵヵ  Post‐Caﾏp RoHerts 
ふ1Γヵン‐ヶヵぶ  Gas “tatioﾐ  1ヰ1ヰ K “treet 

ヲヴ  1Γヵヵ  Post‐Caﾏp RoHerts 
ふ1Γヵン‐ヶヵぶ  Park aﾐd Pool  1ンヲヵ K “treet 

ヲヵ  1Γヵ8  Post‐Caﾏp RoHerts 
ふ1Γヵン‐ヶヵぶ  Jess Crettol stoﾐe┘ork  1ヰΑ1 L “treet  
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4-3:   Energy Conservation 

Coﾐser┗iﾐg  eﾐergy  aﾐd  iﾐIreasiﾐg  the  use  of  reﾐe┘aHle  eﾐergy  sourIes  Iaﾐ  Heﾐefit  Hoth  the 
eﾐ┗iroﾐﾏeﾐt  aﾐd  the  eIoﾐoﾏy.    Iﾐ  ヲヰ11,  the  Couﾐty  adopted  a  Ioﾏpreheﾐsi┗e  eﾐergy  strategy,  the 
EnergyWise Plan.  The EﾐergyWise Plaﾐ ser┗es as a greeﾐhouse gas reduItioﾐ plaﾐ aﾐd lays out ┗arious 
poliIies aﾐd prograﾏs that the Couﾐty Iaﾐ pursue iﾐ order to aIhie┗e “tate‐ﾏaﾐdated greeﾐhouse gas 
reduItioﾐ le┗els.   

There are ﾐuﾏerous Heﾐefits to eﾐergy Ioﾐser┗atioﾐ.  Resideﾐtial eﾐergy Iosts Iaﾐ He lo┘ered Hy usiﾐg 
eﾐergy‐effiIieﾐt  Huildiﾐg  ﾏaterials  aﾐd  appliaﾐIes,  passi┗e  solar  desigﾐ,  ┘eatheriziﾐg  struItures, 
retrofittiﾐg  utility  systeﾏs  ふe.g.  ┘ater,  eleItriI,  gasぶ,  aﾐd  iﾐstalliﾐg  iﾐdi┗idual  photo┗oltaiI  systeﾏs.  
CoﾏﾏerIial  faIilities  ┘ill  ha┗e  lo┘er  operatiﾐg  Iosts  Hy  sa┗iﾐg  eﾐergy  through  ﾏore  effiIieﾐt 
IoﾐstruItioﾐ  aﾐd  operatioﾐ.  Fuel  Ioﾐsuﾏptioﾐ  Iaﾐ  He  reduIed  Hy  usiﾐg  alterﾐati┗e  traﾐsportatioﾐ  or 
li┗iﾐg  aﾐd  ┘orkiﾐg  iﾐ  to┘ﾐ.  The  Coﾏﾏuﾐity  Plaﾐ  eﾐIourages  usiﾐg  reﾐe┘aHle  eﾐergy,  iﾏpleﾏeﾐtiﾐg 
さgreeﾐ  Huildiﾐgざ  teIhﾐiケues,  takiﾐg  ad┗aﾐtage  of  the  suﾐ,  aﾐd ﾏaiﾐtaiﾐiﾐg  “aﾐ Miguel  as  a ┘alkaHle 
Ioﾏﾏuﾐity. This Iaﾐ He aIhie┗ed through  laﾐd use aﾐd traﾐsportatioﾐ ﾏeasures that are disIussed  iﾐ 
Chapters ン aﾐd ヵ, respeIti┗ely; this seItioﾐ ideﾐtifies other teIhﾐiケues that Iaﾐ He iﾏpleﾏeﾐted that ┘ill 
IoﾐtriHute to the reduItioﾐ iﾐ eﾐergy Ioﾐsuﾏptioﾐ. 

 Photo┗oltaiI ふPVぶ paﾐels Iaﾐ augﾏeﾐt the eﾐergy supply. Larger systeﾏs Iaﾐ He plaIed 
oﾐ IoﾏﾏerIial roof tops or Huilt to a sIale IapaHle of ser┗iﾐg the eﾐtire Ioﾏﾏuﾐity. 

 Eﾐergy‐effiIieﾐt  Huildiﾐg  ﾏaterials  aﾐd  teIhﾐiケues  that  reduIe  a  Huildiﾐg’s  o┗erall 
eﾐergy  Ioﾐsuﾏptioﾐ  Hy  keepiﾐg  Huildiﾐgs  ┘arﾏer  iﾐ  the  ┘iﾐter  aﾐd  Iooler  iﾐ  the 
suﾏﾏer  ふusiﾐg  Huildiﾐg  ﾏaterials  ┘ith  a  high  Ioﾐteﾐt  of  reIyIled  ﾏaterial  is  also 
HeﾐefiIial to the eﾐ┗iroﾐﾏeﾐtぶ. 

 Buildiﾐg  site  desigﾐ  that  takes  ad┗aﾐtage  of  solar  orieﾐtatioﾐ  aﾐd  that  uses:  ﾐatural 
daylight, passi┗e ┘ater heatiﾐg  systeﾏs,  reduIed pa┗eﾏeﾐt,  aﾐd proper plaIeﾏeﾐt of 
deIiduous aﾐd e┗ergreeﾐ trees. 

 Plaﾐtiﾐg additioﾐal trees iﾐ puHliI plaIes throughout the Ioﾏﾏuﾐity 
 Water Ioﾐser┗atioﾐ teIhﾐiケues, as disIussed iﾐ “eItioﾐ ヴ‐1.ヲ, also help Ioﾐser┗e eﾐergy. 

  

4‐3.1: Energy	Conservation	Policies	
 

PoliIy ヴ‐1ヵ: EﾐIourage  eﾐergy‐effiIieﾐt  retrofit  of  e┝istiﾐg  struItures  throughout  the 
Ioﾏﾏuﾐity.   
 

PoliIy ヴ‐1ヶ: Work ┘ith  IoﾏﾏerIial  property  o┘ﾐers  aﾐd  sﾏall  Husiﾐess  o┘ﾐers  to  reduIe 
eﾐergy usage aﾐd iﾏpro┗e the eﾐergy effiIieﾐIy of their Huildiﾐgs.   

 
PoliIy ヴ‐1Α: Coﾐser┗e ┘ater iﾐdoors aﾐd iﾐ laﾐdsIapiﾐg, aﾐd use ┘ater reIyIliﾐg.   
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PoliIy ヴ‐18: Iﾏpleﾏeﾐt さgreeﾐ Huildiﾐgざ teIhﾐiケues aﾐd sustaiﾐaHle desigﾐ throughout “aﾐ 

Miguel. 
 

PoliIy ヴ‐1Γ: EﾐIourage Huildiﾐg aﾐd site desigﾐs that take ad┗aﾐtage of solar e┝posure aﾐd 
eﾐergy, partiIularly ┘ith larger de┗elopﾏeﾐt projeIts. 
 

PoliIy ヴ‐ヲヰ: EﾐIourage the use of laﾐdsIape features that aid iﾐ regulatiﾐg the teﾏperature 
of  Huildiﾐgs  aﾐd  that  iﾐ  parkiﾐg  lots  reduIe  さsolar  gaiﾐざ  iﾐ  suﾏﾏer  aﾐd  allo┘ 
さsolar gaiﾐざ iﾐ ┘iﾐter. 
 

PoliIy ヴ‐ヲ1: “upport  the  use  of  reﾐe┘aHle,  loIally‐sourIed  aﾐd  eﾐ┗iroﾐﾏeﾐtally  superior 
Huildiﾐg ﾏaterials aﾐd produIts. 
 

PoliIy ヴ‐ヲヲ: EﾐIourage  site  desigﾐ  aﾐd  IirIulatioﾐ  patterﾐs  that  eﾐaHle  reduIiﾐg  ┗ehiIle 
trips. 
 

4‐3.2: Energy	Conservation	Implementing	Programs	
 

Prograﾏ ヴ‐1ヵ: Iﾏpleﾏeﾐt the EﾐergyWise Plaﾐ iﾐ Saﾐ Miguel.   IﾐIlude the Ioﾏﾏuﾐity of “aﾐ Miguel 
iﾐ the iﾏpleﾏeﾐtatioﾐ of the Couﾐty’s Eﾐergy┘ise Plaﾐ.  FoIus oﾐ the follo┘iﾐg types of 
prograﾏs: 

 
aぶ Eﾐergy Ioﾐser┗atioﾐ 
Hぶ Lo┘‐iﾐIoﾏe ┘eatherizatioﾐ 
Iぶ Eﾐergy effiIieﾐIy fiﾐaﾐIiﾐg 
dぶ WorkforIe traiﾐiﾐg 
eぶ Coﾏﾏuﾐity forestry 
fぶ CoﾏﾏerIial aﾐd sﾏall‐sIale reﾐe┘aHle eﾐergy de┗elopﾏeﾐt 

 
Prograﾏ ヴ‐1ヶ: Street  Trees  aﾐd  Shade.  EstaHlish  a  Ioﾏﾏuﾐity  tree  plaﾐtiﾐg  prograﾏ  to  plaﾐt  aﾐd 

ﾏaiﾐtaiﾐ street aﾐd other trees throughout “aﾐ Miguel, aﾐd seek graﾐts to fuﾐd suIh a 
prograﾏ. 

 
Work ┘ith the Couﾐty PuHliI Works Departﾏeﾐt, Couﾐty Parks, the “aﾐ Miguel 
Ad┗isory CouﾐIil, loIal Ioﾏﾏuﾐity groups, aﾐd other orgaﾐizatioﾐs to estaHlish a 
prograﾏ, oHtaiﾐ lo┘‐Iost trees aﾐd e┝pertise, aﾐd plaﾐt aﾐd ﾏaiﾐtaiﾐ trees.  
 
Tree  speIies  should  He  seleIted  froﾏ  the  “aﾐ  Miguel  Master  Tree  List  ふsee 
Appeﾐdi┝ Bぶ.  The desigﾐ, plaIeﾏeﾐt aﾐd types of street aﾐd other trees should 
He iﾐ aIIordaﾐIe ┘ith a ﾏaster tree plaﾐ that Ireates a uﾐifyiﾐg theﾏe for the 
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Ioﾏﾏuﾐity.  “peIial desigﾐ IoﾐIepts Iould He de┗eloped for distiﾐIt areas, suIh 
as: 
 

 Coﾏﾏuﾐity gate┘ays 
 Missioﾐ “treet aﾐd the Ceﾐtral Busiﾐess DistriIt 
 NeighHorhoods 
 Parks aﾐd other puHliI spaIes
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Healthy Communities 

“Complete Streets” is a concept that encourages the 

development of a transportation network that 

allows safe and convenient travel along and 

across streets for all users.  Safe bikeways and 

paths create opportunities for alternative 

transportation.   

Chapter 5: Transportation and Circulation 

This  Ihapter  is  the  CirIulatioﾐ  Eleﾏeﾐt  for  the 
area ┘ithiﾐ the “aﾐ Miguel UrHaﾐ Reser┗e Liﾐe. 
CirIulatioﾐ aﾐd traﾐsportatioﾐ systeﾏs ﾐot oﾐly 
pro┗ide a ﾏethod for  the ﾏo┗eﾏeﾐt of people 
aﾐd  goods,  these  systeﾏs  are  aﾐ  iﾏportaﾐt 
Ioﾏpoﾐeﾐt  of  a  Ioﾏﾏuﾐity’s  Huilt 
eﾐ┗iroﾐﾏeﾐt.  “afety, effiIieﾐIy, aﾐd pedestriaﾐ 
ﾏoHility  are  paraﾏouﾐt  iﾐ  the  desigﾐ  of 
traﾐsportatioﾐ  aﾐd  laﾐd  use  patterﾐs  iﾐ  “aﾐ 
Miguel.    “aﾐ  Miguel’s  iﾐIliﾐatioﾐ  for  ┘alkiﾐg 
should  He  eﾐhaﾐIed  ┘ith  the  pro┗isioﾐ  of 
side┘alks, Hike┘ays, aﾐd trails to ser┗e ﾐoﾐ‐ﾏotorized traﾐsportatioﾐ ﾐeeds.  This Plaﾐ disIourages the 
use  of  typiIal  dead‐eﾐd  Iul‐de‐saIs  aﾐd  eﾐIourages  Iul‐de‐saIs  that  pro┗ide  pedestriaﾐ  aﾐd  HiIyIle 
aIIess to opeﾐ spaIes, parks, side┘alks, aﾐd other streets. The use of laﾐdsIaped park┘ays, street trees, 
Iul‐de‐saIs  opeﾐ  to  pedestriaﾐs,  liﾐear  greeﾐs,  aﾐd  other  pedestriaﾐ‐orieﾐted  eleﾏeﾐts  IoﾐtriHute  to 
the ┘alkaHle ケuality of ﾐeighHorhoods.   

5-1:   Street System 

The street systeﾏ Ioﾐsists of the road┘ays, path┘ays, laﾐes aﾐd iﾐterseItioﾐs that help defiﾐe the forﾏ 
aﾐd fuﾐItioﾐ of ﾏo┗eﾏeﾐt  iﾐ the Ioﾏﾏuﾐity.    It  is desigﾐed to pro┗ide aﾐ  iﾐterIoﾐﾐeIted ﾐet┘ork of 
ﾏotorized aﾐd ﾐoﾐ‐ﾏotorized tra┗el aﾐd allo┘ Ioﾐ┗eﾐieﾐt aIIess Het┘eeﾐ resideﾐtial areas, shoppiﾐg 
aﾐd IoﾏﾏerIial areas, sIhools, parks, aﾐd other 
key  destiﾐatioﾐs.  The  Ioﾐtiﾐuity  of  the  street 
systeﾏ  pro┗ides  the  physiIal  IoﾐﾐeItioﾐs  aﾐd 
opportuﾐity  for  persoﾐal  iﾐteraItioﾐ  that  are 
esseﾐtial  to  a  seﾐse  of  Ioﾏﾏuﾐity.      This  Plaﾐ 
eﾏphasizes  usiﾐg  the  street  systeﾏ  to  Ireate  a 
さIoﾏﾏuﾐityざ rather thaﾐ a IolleItioﾐ of separate 
resideﾐtial eﾐIla┗es. The IirIulatioﾐ plaﾐ ﾏap for 
“aﾐ Miguel is sho┘ﾐ iﾐ Figure ヵ‐A. 

The Califorﾐia Coﾏplete “treets AIt ふヲヰ11ぶ reケuires that  jurisdiItioﾐs address the ﾐeeds of all users of 
puHliI road┘ays ┘heﾐ updatiﾐg Geﾐeral Plaﾐ doIuﾏeﾐts.   Users of puHliI road┘ays iﾐIlude ﾏotorists, 
pedestriaﾐs,  HiIyIlists,  Ihildreﾐ,  persoﾐs  ┘ith  disaHilities,  seﾐiors,  ﾏo┗ers  of  IoﾏﾏerIial  goods,  aﾐd 
users of puHliI traﾐsportatioﾐ.  Plaﾐﾐiﾐg for a さIoﾏplete streetざ ﾏeaﾐs takiﾐg the safety, Ioﾐ┗eﾐieﾐIe, 
Ioﾏfort of all of these users iﾐto aIIouﾐt.  Features of a さIoﾏplete streetざ Iould iﾐIlude: 

 Safety  Public Health:  increased walking and cycling  Aesthetics: a visually pleasing public environment  Long-term maintenance cost savings 

Benefits of Complete Streets 
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10th	Street	and	Highway	101

 “ide┘alks 
 “hared‐use paths 
 BiIyIle laﾐes 
 Pa┗ed shoulders 
 “treet trees aﾐd laﾐdsIapiﾐg 
 Plaﾐtiﾐg strips 

 AIIessiHle IurH raﾏps 
 Cross┘alks 
 Pedestriaﾐ sigﾐals 
 “igﾐs 
 “treet furﾐiture 
 BiIyIle parkiﾐg faIilities 

“aﾐ Miguel’s street systeﾏ ┘ill Ioﾐtiﾐue to He IharaIterized Hy a grid street patterﾐ that IoﾐﾐeIts ﾐe┘ 
de┗elopﾏeﾐt to e┝istiﾐg ﾐeighHorhoods. The HaIkHoﾐe of “aﾐ Miguel’s street systeﾏ ┘ill Ioﾐtiﾐue to He 
Missioﾐ  “treet,  ┘hiIh  is  desigﾐated  as  aﾐ  urHaﾐ  IolleItor  street  ふsee  “eItioﾐ  ヵ‐1.ヲぶ  aﾐd  ┘ill  He  the 
priﾏary foIus of さIoﾏplete streetざ efforts.  Ri┗er Road, ┘hiIh pro┗ides the oﾐly Irossiﾐg of the “aliﾐas 
Ri┗er Het┘eeﾐ Paso RoHles aﾐd Caﾏp RoHerts,  is also Ioﾐsidered aﾐ urHaﾐ IolleItor, Hut  is aﾐ arterial 
road south of the Ioﾏﾏuﾐity.  1ヰth “treet, Cross Caﾐyoﾐs Road, aﾐd Iﾐdiaﾐ Valley Road Ioﾐtiﾐue to He 
desigﾐated  as  IolleItors  Iarryiﾐg  higher  traffiI  ┗oluﾏes.  LoIal  streets  ふsee  “eItioﾐ  ヵ‐1.ンぶ  ser┗e 
ﾐeighHorhoods.  High┘ay 1ヰ1 is the priﾐIipal arterial ser┗iﾐg “aﾐ Miguel ふsee “eItioﾐ ヵ‐1.1ぶ. All streets 
┘ill He desigﾐed to Couﾐty or Caltraﾐs staﾐdards aﾐd speIifiIatioﾐs ふplease refer to Figures ヵ‐A through 
ヵ‐Eぶ.   

5‐1.1: Principal	Arterial	
US  Highway  1ヰ1  is  oﾐe  of  the  priﾏary  thoroughfares  iﾐ 
the  “tate  of  Califorﾐia,  IoﾐﾐeItiﾐg  Los  Aﾐgeles ┘ith  “aﾐ 
FraﾐIisIo  aﾐd  poiﾐts  ﾐorth.    It  aIIoﾏﾏodates  a  ┘ide 
┗ariety  of  traffiI,  iﾐIludiﾐg  Husiﾐess,  go┗erﾐﾏeﾐt, 
reIreatioﾐ,  tourisﾏ, aﾐd daily  li┗iﾐg.   The Iorridor  is also 
IruIial  to  goods  ﾏo┗eﾏeﾐt  aﾐd  to  aIIoﾏﾏodate  the 
ﾏo┗eﾏeﾐt of troops aﾐd eケuipﾏeﾐt for ﾐatioﾐal defeﾐse 
purposes.   

The ﾏaiﾐliﾐe  of  High┘ay  1ヰ1  froﾏ  the  Cuesta  Grade  to 
the ﾐortherﾐ “aliﾐas Valley is four laﾐes – t┘o ﾐorthHouﾐd 
aﾐd t┘o southHouﾐd.  The Traﾐsportatioﾐ CoﾐIept Report for 
High┘ay 1ヰ1 aﾐd the ヲヰ1ヰ Regioﾐal Traﾐsportatioﾐ Plaﾐ iﾐdiIate that the four‐laﾐe Ioﾐfiguratioﾐ is 
suffiIieﾐt  to  aIIoﾏﾏodate  future  aﾐtiIipated  traffiI  deﾏaﾐds  Het┘eeﾐ  Paso  RoHles  aﾐd  the 
Moﾐterey Couﾐty Liﾐe.   

High┘ay 1ヰ1 is Ioﾐsidered aﾐ e┝press┘ay Het┘eeﾐ Paso RoHles aﾐd “aﾐ Miguel, due to ﾏultiple at‐
grade  road  iﾐterseItioﾐs  iﾐ  the  Wellsoﾐa  area.    OﾐIe  the  high┘ay  reaIhes  “aﾐ  Miguel,  it  is 
IoﾐstruIted to free┘ay staﾐdards aﾐd reﾏaiﾐs that ┘ay Heyoﾐd the Moﾐterey Couﾐty liﾐe.  

Due to He Ioﾏpleted Hy ヲヰ1Α, the North Paso RoHles RehaHilitatioﾐ ProjeIt ┘ill reroute a portioﾐ of 
southHouﾐd High┘ay 1ヰ1, reIoﾐstruIt  the 1ヰth “treet o┗erpass, aﾐd IoﾐstruIt a ﾐe┘ uﾐderpass to 
allo┘ southHouﾐd traffiI to ﾏerge froﾏ the right side rather thaﾐ the left side.   
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5‐1.2: Collector	Streets	
ColleItor  streets  pro┗ide  the  liﾐk  Het┘eeﾐ  arterials  aﾐd  loIal  streets.    ColleItor  streets  typiIally 
iﾐIlude  t┘o  1ヲ‐foot ┘ide  tra┗el  laﾐes,  eight‐foot ┘ide parkiﾐg dediIatioﾐs,  HiIyIle  laﾐes  aﾐd  t┘o 
optioﾐs for street edge treatﾏeﾐts ふsee Figure ヵ‐Dぶ. 

Missioﾐ Street, origiﾐally aﾐ aligﾐﾏeﾐt of High┘ay 1ヰ1, is “aﾐ Miguel’s ﾏaiﾐ street.  Missioﾐ “treet 
ser┗es as a Husiﾐess route for U“ 1ヰ1.  AIIess to High┘ay 1ヰ1 is pro┗ided oﾐ Missioﾐ “treet Hoth at 
the ﾐorth aﾐd south eﾐds of to┘ﾐ.  This road liﾐks the ﾏissioﾐ aﾐd adoHe ┘ith “aﾐ Miguel’s Ceﾐtral 
Busiﾐess  DistriIt,  Ieﾐtered  Het┘eeﾐ  11th  aﾐd  1ヴth  “treets.    The  Couﾐty  has  Heeﾐ  pursuiﾐg  street 
iﾏpro┗eﾏeﾐts  –  iﾐIludiﾐg  IurH,  gutter,  side┘alk,  laﾐdsIapiﾐg,  lightiﾐg,  aﾐd  diagoﾐal  parkiﾐg.  
E┗eﾐtually, these iﾏpro┗eﾏeﾐts ┘ill He e┝teﾐded froﾏ the Ceﾐtral Busiﾐess DistriIt to the ﾏissioﾐ iﾐ 
order to ┘elIoﾏe tourists to the Husiﾐess distriIt aﾐd to Ioﾏplete aﾐ iﾏportaﾐt IirIulatioﾐ liﾐk.   

The  Couﾐty  PuHliI  Works  Departﾏeﾐt  estiﾏates  that  Hy  ヲヰンヵ,  a  traffiI  sigﾐal  ┘ith  railroad  pre‐
eﾏptioﾐ ┘ill ﾐeed to He iﾐstalled at the iﾐterseItioﾐ of Ri┗er Road aﾐd Missioﾐ “treet.  Railroad pre‐
eﾏptioﾐ ┘ould Iause the  traffiI sigﾐal  to go to red  for all direItioﾐs ┘heﾐ a  traiﾐ  is ﾐear.   This  is 
ﾐeIessary to a┗oid iﾐstaﾐIes ┘here ┗ehiIles ┘ould He HaIked up o┗er the traIks.  This iﾏpro┗eﾏeﾐt 
is Hudgeted as part of the “aﾐ Miguel Road IﾏpaIt Fee prograﾏ.   

River Road, ┘hiIh also aIts as aﾐ e┝teﾐsioﾐ of 1ヴth “treet, IoﾐﾐeIts the ﾏaiﾐ part of “aﾐ Miguel to 
the  “aﾐ  La┘reﾐIe  TerraIe  ﾐeighHorhood,  Iﾐdiaﾐ  Valley  Road,  aﾐd  other  areas  east  of  the  “aliﾐas 
Ri┗er, pro┗idiﾐg the oﾐly “aliﾐas Ri┗er Irossiﾐg Het┘eeﾐ Paso RoHles aﾐd Caﾏp RoHerts.  Ri┗er Road 
is a t┘o‐laﾐe urHaﾐ IolleItor ┘est of the “aliﾐas Ri┗er.  East of the “aliﾐas Ri┗er, the road has Heeﾐ 
IoﾐstruIted to rural  staﾐdards.   Other  thaﾐ 11th “treet, Ri┗er Road offers  the oﾐly other ┗ehiIular 
railroad Irossiﾐg iﾐ “aﾐ Miguel.  The Ri┗er Road Irossiﾐg pro┗ides high┘ay aIIess for outlyiﾐg horse 
raﾐIhes, ┗iﾐeyards, aﾐd ┘iﾐeries.  As a result, truIk traffiI is Ioﾏﾏoﾐ aloﾐg this route.   

By  ヲヰンヵ,  Ri┗er  Road  Het┘eeﾐ  the  “aliﾐas  Ri┗er  Irossiﾐg  aﾐd  Magdaleﾐa  Dri┗e  ┘ill  ﾐeed  to  He 
┘ideﾐed  to  urHaﾐ  IolleItor  staﾐdards  ┘ith  a  Hike  laﾐe  ふンヴ‐foot  ┘idthぶ.    This  iﾏpro┗eﾏeﾐt  is 
Hudgeted as part of the “aﾐ Miguel Road IﾏpaIt Fee prograﾏ.   

1ヰth Street is a t┘o‐laﾐe east‐┘est road┘ay that pro┗ides a IoﾐﾐeItioﾐ Het┘eeﾐ Missioﾐ “treet ふaﾐd 
the to┘ﾐ’s ﾏaiﾐ Husiﾐess distriItぶ aﾐd High┘ay 1ヰ1.  High┘ay 1ヰ1 has off‐raﾏps iﾐ Hoth direItioﾐs 
at  1ヰth  “treet,  as ┘ell  as  a  ﾐorthHouﾐd  oﾐ‐raﾏp.    The  southHouﾐd  oﾐ‐raﾏp  is  aIIessed  Hy  usiﾐg 
Ceﾏetery Road.   1ヰth  “treet  is  eﾐ┗isioﾐed as a  IoﾏﾏerIial  liﾐkage Het┘eeﾐ  the high┘ay‐orieﾐted 
Husiﾐesses at 1ヰth aﾐd K “treets aﾐd the Ceﾐtral Busiﾐess DistriIt.   

Cross  Caﾐyoﾐs  Road/Iﾐdiaﾐ  Valley  Road  is  a  IolleItor  froﾏ  Ri┗er  Road  to  the  ﾐortherly  UrHaﾐ 
Reser┗e Liﾐe. 

5‐1.3: Local	Streets	
LoIal  streets  pro┗ide  aIIess  to  iﾐdi┗idual  lots  aﾐd  forﾏ  the  iﾐterﾐal  ﾐeighHorhood  IirIulatioﾐ 
systeﾏ. The layout aﾐd IoﾐﾐeIti┗ity of loIal roads are desigﾐed to feel opeﾐ ┘hile pro┗idiﾐg safety 
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Typical	alleyway

aﾐd aIIessiHility  for  the pedestriaﾐ aﾐd ﾏotorist.  LoIal puHliI  streets  typiIally ha┗e 1ヰ‐foot  tra┗el 
laﾐes iﾐ eaIh direItioﾐ aﾐd aIIoﾏﾏodate oﾐ‐street parkiﾐg oﾐ eaIh side ふsee Figure ヵ‐Eぶ. 

5‐1.4: Alleys	
The  origiﾐal  to┘ﾐsite  ┘as  laid  out  ┘ith  ヲヰ‐foot  ┘ide 
alleys.  The  alleys  ser┗e  as  utility  Iorridors,  routes  for 
trash  IolleItioﾐ  aﾐd  aIIess  for  eﾏergeﾐIy  aﾐd  pri┗ate 
┗ehiIles to the rear of parIels ┘ith froﾐtage oﾐ K, L aﾐd 
Missioﾐ  “treets.    BeIause  of  the  steep  slope  aloﾐg  the 
┘est  side  of  L  “treet  froﾏ  1ヰth  to  1ヴth  “treet,  ﾏaﾐy 
hoﾏes ┘ere  Huilt  oﾐ  the  flatter,  higher ┘esterﾐ  eﾐd of 
these  L  “treet  lots,  ┘ith  their  priﾏary  aIIess  froﾏ  the 
alley  rather  thaﾐ  the  street.  All  the  ┗ehiIular  aIti┗ity 
assoIiated ┘ith  typiIal  resideﾐtial  uﾐits  is  IoﾐIeﾐtrated 
iﾐ the alley, ┘hiIh is too ﾐarro┘ to aIIoﾏﾏodate it. Due 
to  safety  aﾐd  aIIess  IoﾐIerﾐs,  the  alleys  ha┗e  Heeﾐ 
desigﾐated for oﾐe‐┘ay ﾐorthHouﾐd traffiI oﾐly. 

Alleys  are  eﾐIouraged  iﾐ  areas  ┘here  ┗ehiIular  aIIess  is 
liﾏited  or  Ioﾐstraiﾐed  aloﾐg  street  froﾐtages.  Alleys  should  He  desigﾐed  as  ┘elIoﾏiﾐg  spaIes 
through the iﾐIorporatioﾐ of laﾐdsIapiﾐg, setHaIks, aﾐd deIorati┗e feﾐIiﾐg.  Parkiﾐg iﾐ alleys should 
He prohiHited aﾐd striItly eﾐforIed.  Future resideﾐtial de┗elopﾏeﾐt that proposes to use aﾐ alley as 
its priﾏary aIIess should He reケuired to iﾐIrease its oﾐ‐site parkiﾐg iﾐ order to Ioﾏpeﾐsate for the 
aHseﾐIe of street parkiﾐg.  

5‐1.5: Cul‐de‐Sacs	
Cul‐de‐saIs  should  He  desigﾐed  to  pro┗ide  pedestriaﾐ  aﾐd  HiIyIle  aIIess  to  opeﾐ  spaIes,  parks, 
side┘alks or other streets ┘hile restriItiﾐg through‐autoﾏoHile traffiI. The use of dead‐eﾐd Iul‐de‐
saIs ふthat pro┗ide aIIess to the froﾐtiﾐg lots oﾐlyぶ is disIouraged.  

5-2:   Pedestrian and Bicycle Circulation 

5‐2.1: Bicycle	Lanes	
Class II Hike laﾐes are preseﾐtly loIated aloﾐg K “treet, 1ヶth “treet, aﾐd Missioﾐ “treet.  Withiﾐ the 
Ceﾐtral Busiﾐess DistriIt, Hike laﾐes oﾐ Missioﾐ “treet ha┗e Heeﾐ eliﾏiﾐated iﾐ areas ┘here diagoﾐal 
parkiﾐg has Heeﾐ iﾏpleﾏeﾐted.   
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5‐2.2: Curbs,	Gutters	and	Sidewalks	
CurHs, gutters, aﾐd side┘alks geﾐerally e┝ist  iﾐ  the ﾐe┘er suHdi┗isioﾐs at  the ﾐortherﾐ eﾐd of  the 

Ioﾏﾏuﾐity.    “outh  of  1ヶth  “treet,  these  iﾏpro┗eﾏeﾐts  are 
oHtaiﾐed  oﾐ  a  parIel‐Hy‐parIel  Hasis  ┘heﾐ  ﾐe┘  de┗elopﾏeﾐt 
oIIurs.    CurHs,  gutters  aﾐd  side┘alks  are  ﾐot  reケuired  aloﾐg 
Iertaiﾐ portioﾐs of K “treet, L “treet, aﾐd 1ヴth through 1ヶth “treets 
due  to  slope  IoﾐIerﾐs.    Iﾐ  the  Ceﾐtral  Busiﾐess  DistriIt,  the 
Couﾐty  Ioﾏpleted  IurH,  gutter,  aﾐd  side┘alk  iﾏpro┗eﾏeﾐts 
aloﾐg  th  ┘est  side  of  Missioﾐ  “treet  Het┘eeﾐ  11th  aﾐd  1ヴth 
“treets.  Plaﾐs are ﾐo┘ uﾐder┘ay to e┝teﾐd those iﾏpro┗eﾏeﾐts 
south froﾏ 11th “treet to the ﾏissioﾐ.   

Withiﾐ  the older portioﾐ of  the Ioﾏﾏuﾐity,  full de┗elopﾏeﾐt of 
IurHs,  gutters,  aﾐd  side┘alks  is  ﾐot  aﾐtiIipated  Hy  the  plaﾐ 
horizoﾐ year of ヲヰンヵ.  Iﾐstead, resideﾐts ha┗e e┝pressed a desire 
for  de┗elopﾏeﾐt  of ﾏulti‐use  trails  aloﾐg oﾐe  side  of  L,  K,  11th, 
1ヲth,  aﾐd  1ンth  “treets  to  pro┗ide  safe  spaIe  for  ﾐoﾐ‐┗ehiIular 
tra┗el.    De┗elopﾏeﾐt  of  suIh  a  trail  ﾐet┘ork  Iould  He  doﾐe  iﾐ 
IoﾐIert  ┘ith  Lo┘  IﾏpaIt  De┗elopﾏeﾐt  draiﾐage  iﾏpro┗eﾏeﾐts 
ふsee Figure ヵ‐E, LoIal “treet Alterﾐati┗eぶ.   L “treet  is a partiIular 
priority for trail IoﾐﾐeItioﾐ, as it pro┗ides aIIess to Lilliaﾐ Larseﾐ 
Eleﾏeﾐtary.   

   

Bikeway Classifications1 

An	8‐foot	wide	asphalt	trail	system	
surfaced	with	asphalt	or	
decomposed	granite	is	preferred	
over	costly	and	fractured	concrete	
sidewalk	improvements	
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5‐2.3: Trails	
The Parks aﾐd ReIreatioﾐ Eleﾏeﾐt of  the Couﾐty Geﾐeral Plaﾐ  ideﾐtifies se┗eral proposed trails  iﾐ 
the Ioﾏﾏuﾐity of “aﾐ Miguel.   

The  Saliﾐas  River  Trail  is  a  ﾏulti‐use  trail  that  ┘ould  ruﾐ  aloﾐg  the  “aliﾐas  Ri┗er  froﾏ  “aﾐta 
Margarita Lake to the Moﾐterey Couﾐty liﾐe.   

The Old Airport Trail  is proposed for the property aloﾐg the ┘est side of  Iﾐdiaﾐ Valley Road.   This 
┘ould He a loop trail ┘ith IoﾐﾐeItioﾐs to the “aliﾐas Ri┗er Trail aﾐd a stagiﾐg area.   

The Saﾐ Miguel Dowﾐtowﾐ Loop Trail  is eﾐ┗isioﾐed to IoﾐﾐeIt  the “aliﾐas Ri┗er  trail  to  the Rios‐
Caledoﾐia AdoHe aﾐd  the ﾏissioﾐ, aﾐd also pro┗ide  for IoﾐﾐeItioﾐ  to  the Ieﾐtral Husiﾐess distriIt 
aﾐd Ioﾏﾏuﾐity park.  The Hulk of the trail ┘ould follo┘ the aligﾐﾏeﾐt of Missioﾐ “treet, ┘ith aIIess 
to the Ioﾏﾏuﾐity park froﾏ 1ヲth aﾐd 1ンth “treet aﾐd aIIess to ﾐeighHorhoods east of the railroad at 
11th aﾐd 1ヶth “treets.  This trail Iould also He used for the historiI ┘alkiﾐg tour desIriHed iﾐ Chapter 
ヴ, aﾐd also as a safe route to sIhool.   

The 1ヰth Street Trail ┘ould IoﾐﾐeIt the IoﾏﾏerIial area at 1ヰth “treet aﾐd Ceﾏetery Road ┘ith the 
Ceﾐtral Busiﾐess DistriIt.  This trail ﾏay He IoﾐstruIted as a side┘alk ┘ithiﾐ the UrHaﾐ Reser┗e Liﾐe. 

The  Saﾐ  Miguel  to  Juaﾐ  Bautista  de  Aﾐza  Trail  is  preseﾐtly  uﾐﾏapped,  Hut  ┘ould  IoﾐﾐeIt  the 
Ioﾏﾏuﾐity ┘ith  the  Juaﾐ Bautista de Aﾐza Natioﾐal HistoriI  Trail.    The IoﾐﾐeItioﾐ  is  e┝peIted  to 
oIIur oﾐ Caﾏp RoHerts laﾐds.   

Full disIussioﾐ of trail iﾏpro┗eﾏeﾐts is iﾐIluded iﾐ the Parks aﾐd ReIreatioﾐ Eleﾏeﾐt of the Couﾐty 
Geﾐeral Plaﾐ.   

5-3:   Alternative Transportation 

5‐3.1: Public	Transit		
BeIause of “aﾐ Miguel’s  loIatioﾐ at the e┝treﾏe ﾐortherﾐ eﾐd of the “aﾐ Luis OHispo‐Paso RoHles 
area, urHaﾐ‐le┗el puHliI traﾐsit ser┗iIes are preseﾐtly uﾐa┗ailaHle.  “aﾐ Luis OHispo Regioﾐal Traﾐsit 
Authority  Route  Γ  aﾐd  Moﾐterey  “aliﾐas  Traﾐsit  Route  8ン  preseﾐtly  pro┗ide  liﾏited  iﾐterIity 
IoﾐﾐeItioﾐ ser┗iIes to “aﾐ Miguel.   Route Γ pro┗ides t┘o trips per day  iﾐ eaIh direItioﾐ Het┘eeﾐ 
“aﾐ Miguel aﾐd “aﾐ Luis OHispo ┗ia Paso RoHles, Teﾏpletoﾐ, aﾐd AtasIadero.  Route 8ン pro┗ides t┘o 
trips per day iﾐ eaIh direItioﾐ froﾏ Fort Huﾐter‐Liggett to Paso RoHles ┗ia “aﾐ Miguel.  Bus ser┗iIe 
IoﾐﾐeItioﾐs to other loIal aﾐd iﾐterregioﾐal traﾐsit routes are a┗ailaHle iﾐ Paso RoHles, Teﾏpletoﾐ, 
AtasIadero, “aﾐ Luis OHispo, aﾐd Fort Huﾐter‐Liggett.   
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Union	Pacific	Railroad

Waiting	for	the	bus

The  IirIulatioﾐ  systeﾏ  ┘ithiﾐ  the 
Ioﾏﾏuﾐity  is  desigﾐed  to  aIIoﾏﾏodate 
puHliI  traﾐsportatioﾐ  ser┗iIes.  Bus  stops 
should He  loIated at key destiﾐatioﾐ poiﾐts 
suIh  as  IoﾏﾏerIial  Ieﾐters,  ﾏulti‐faﾏily 
resideﾐtial  areas,  aﾐd  parks.  Bus  stops 
should  He  loIated  ┘ithiﾐ  oﾐe‐ケuarter  ﾏile 
of  ﾐeighHorhoods  aﾐd  IoﾐﾐeIt  ┘ith 
pedestriaﾐ  routes  aﾐd  Hike┘ays.    All  Hus 
stops  should  iﾐIlude  Iliﾏate  proteItioﾐ 
struItures,  lightiﾐg  aﾐd  seatiﾐg  areas,  aﾐd 
adeケuate rights‐of‐┘ay to pro┗ide aIIess to 
the IirIulatioﾐ systeﾏ. 

5‐3.2: Park‐and‐Ride	
Maﾐy  “aﾐ Miguel  resideﾐts  ┘ork  outside  of  the  Ioﾏﾏuﾐity.    As  traﾐsit  ser┗iIe  is  liﾏited,  soﾏe 
Ihoose  to  reduIe  Ioﾏﾏute  Iosts  Hy  Iarpooliﾐg  or  ┗aﾐpooliﾐg.    Others  use  the  park‐aﾐd‐ride  lot 
loIated aloﾐg K “treet Het┘eeﾐ Γth aﾐd 1ヰth “treets.  This faIility ┘as e┝paﾐded froﾏ 1ヰ to ヲヶ spaIes, 
aﾐd oﾐ soﾏe days, the lot is already at IapaIity.  This iﾐdiIates a ﾐeed for additioﾐal park‐aﾐd‐ride 
faIilities or  traﾐsit deﾏaﾐd ﾏaﾐageﾏeﾐt prograﾏs.    The ヲ0ヱン Park & Ride Lot Study  prepared Hy 
“aﾐ  Luis  OHispo  CouﾐIil  of  Go┗erﾐﾏeﾐts  has  ideﾐtified  the  follo┘iﾐg  iﾏpro┗eﾏeﾐts  for  the  “aﾐ 
Miguel Park aﾐd Ride: 

 E┝paﾐd the park aﾐd ride lot south┘ard to address IapaIity issues.   
 Iﾏpro┗e laﾐdsIapiﾐg aﾐd add shade trees.   
 Iﾐstall additioﾐal lightiﾐg.   

5‐3.3: Railroad	
The Uﾐioﾐ  PaIifiI  Railroad  tra┗els  through  the  Ieﾐter 
of  “aﾐ  Miguel.    While  the  railroad  oﾐIe  played  aﾐ 
iﾏportaﾐt role iﾐ “aﾐ Miguel, the traiﾐ ﾐo loﾐger stops 
iﾐ  to┘ﾐ.   O┗er  tiﾏe, Husiﾐesses ha┗e  shifted  to usiﾐg 
truIks  for IoﾏﾏerIe aﾐd  the shipﾏeﾐt of agriIultural 
aﾐd  ﾏiﾐeral  produIts.    Noﾐetheless,  the  railroad 
reﾏaiﾐs  a defiﾐiﾐg  laﾐdﾏark  iﾐ  the  Ioﾏﾏuﾐity.    T┘o 
at‐grade Irossiﾐgs e┝ist at 11th “treet aﾐd 1ヴth “treet / 
Ri┗er  Road,  aﾐd  a  pedestriaﾐ  Irossiﾐg  at  1ヶth  “treet 
┘as  reIeﾐtly  IoﾐstruIted  iﾐ  order  to  pro┗ide  a 
IoﾐﾐeItioﾐ Het┘eeﾐ the eleﾏeﾐtary sIhool aﾐd the ﾐeighHorhood east of the railroad.   

T┘o pri┗ate at‐grade railroad Irossiﾐgs also e┝ist.   The first  is adjaIeﾐt to Missioﾐ “aﾐ Miguel aﾐd 
┘as the origiﾐal puHliI road that forded the “aliﾐas Ri┗er.   This aIIess poiﾐt ┘ill e┗eﾐtually He de‐
Ioﾏﾏissioﾐed after alterﾐati┗e aIIess  is pro┗ided Hy ┘ay of e┝teﾐsioﾐ of N “treet or Wiﾏer Way.  
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The  seIoﾐd  pri┗ate  railroad  aIIess  is  ﾐorth  of  the ┘aste┘ater  plaﾐt.    Depeﾐdiﾐg  oﾐ  the  le┗el  of 
de┗elopﾏeﾐt  proposed  oﾐ  that  site,  that  aIIess  poiﾐt ┘ill  either  ﾐeed  to  He  Ioﾐ┗erted  to  grade 
separatioﾐ or other┘ise deIoﾏﾏissioﾐed.   

5-4:   Traffic Control and Traffic Calming 

Coﾏﾏuﾐity  streets  are  ﾐot  just  a  systeﾏ  for ﾏo┗iﾐg  ┗ehiIles,  Hut  aﾐ  eﾐ┗iroﾐﾏeﾐt  that  is  shared  Hy 
pedestriaﾐs,  HiIyIlists,  parked  ┗ehiIles,  aﾐd  people  soIializiﾐg.  Iﾐ  additioﾐ  to  traditioﾐal  Ioﾐtrols  for 
ﾏo┗iﾐg  traffiI,  a  street  systeﾏ  also  ﾐeeds  features  that  さIalﾏざ  traffiI  aﾐd  help  Ireate  a  safe  aﾐd 
eﾐjoyaHle Ioﾏﾏuﾐity eﾐ┗iroﾐﾏeﾐt. 

TraffiI  Ioﾐtrols  iﾐIlude  stop  sigﾐs,  sigﾐal  lights,  turﾐiﾐg  laﾐes,  posted  speed  liﾏits,  Iross┘alks,  aﾐd 
direItioﾐal sigﾐage. They help keep traffiI ﾏo┗iﾐg iﾐ aﾐ orderly, effiIieﾐt aﾐd safe ﾏaﾐﾐer. Ho┘e┗er, the 
effeIti┗eﾐess of traffiI Ioﾐtrols ofteﾐ depeﾐds oﾐ a Ioﾏﾏuﾐity’s eﾐforIeﾏeﾐt IapaHilities. 

TraffiI Ialﾏiﾐg features, like traffiI Ioﾐtrols, are desigﾐed to help ﾏo┗e traffiI.  At the saﾏe tiﾏe, they 
reduIe traffiI speeds aﾐd foster a IoﾏfortaHle, safe eﾐ┗iroﾐﾏeﾐt. TraffiI Ialﾏiﾐg features are physiIal 
rather  thaﾐ  regulatory.  They  ﾏay  iﾐIlude  Ihaﾐges  iﾐ  the  dri┗iﾐg  surfaIe  ふte┝ture,  patterﾐ  or  Iolorぶ; 
geoﾏetriI  desigﾐ  features  suIh  as  ﾐarro┘er  pa┗eﾏeﾐt,  rouﾐdaHouts,  or  iﾐterseItioﾐ  HulH‐outs;  aﾐd 
┗ertiIal eleﾏeﾐts like street trees aﾐd Huildiﾐgs ﾐear side┘alks.  Desigﾐiﾐg streets to iﾐIlude Hoth traffiI 
Ioﾐtrols  aﾐd  traffiI  Ialﾏiﾐg  features  ┘ill  help  Ireate  a  safe  aﾐd  eﾐjoyaHle  Ioﾏﾏuﾐity  eﾐ┗iroﾐﾏeﾐt.  
Figure ヵ‐F sho┘s e┝aﾏples of traffiI Ialﾏiﾐg features. 

5-5:   Circulation Plan 

Figures ヵ‐A aﾐd ヵ‐B  sho┘  the  IirIulatioﾐ plaﾐ  for  “aﾐ Miguel,  iﾐIludiﾐg e┝istiﾐg  ふヲヰ1ヶぶ  aﾐd proposed 
streets  aﾐd  their  IlassifiIatioﾐs,  Hike┘ays,  aﾐd  trails.  The  IirIulatioﾐ  plaﾐ  illustrates  the  proposed 
iﾐterIoﾐﾐeIted  traﾐsportatioﾐ  ﾐet┘ork  to  He  iﾐIorporated  iﾐto  proposals  for  ﾐe┘  de┗elopﾏeﾐt  aﾐd 
road  iﾏpro┗eﾏeﾐt  projeIts.  The  IirIulatioﾐ  plaﾐ  Iaﾐ  help  poteﾐtial  de┗elopers  eﾐ┗isioﾐ  ho┘  their 
partiIular parIel or suHdi┗isioﾐ relates to the ┘hole Ioﾏﾏuﾐity. 
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Saﾐ Miguel Study Area
Circulatioﾐ Plaﾐ
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*  Missioﾐ “treet 
Het┘eeﾐ 11th aﾐd 1ヴth 
“treet ┘ill HeIoﾏe a 
Class III HiIyIle route 
as diagoﾐal parkiﾐg 
iﾏpro┗eﾏeﾐts are 
Ioﾏpleted.   

Saﾐ Miguel Study Area
Trails aﾐd Bikeways Map

Attachment 2 - San Miguel Community Plan Update - 

Planning Commission Recommended Changes

133 of 445



 

Page | ヵ‐11 
 

FIGURE 5‐C:  Missioﾐ Street 

MISSION STREET 
11TH “TREET TO 1ヴTH “TREET, NORTHBOUND 
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FIGURE 5‐D:  Other Collector Streets 
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FIGURE 5‐E:  Local Streets 

Attachment 2 - San Miguel Community Plan Update - 

Planning Commission Recommended Changes

136 of 445



 

Page | ヵ‐1ヴ 
 

FIGURE 5‐F:  Traffic Calﾏiﾐg Features 

 

 
 
 
 

 

Texture Change 

Bulb-outs 
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5-6:   Policies 

PoliIy ヵ‐1: Pro┗ide for a safe aﾐd effiIieﾐt IirIulatioﾐ ﾐet┘ork for the ﾏo┗eﾏeﾐt of people 
aﾐd goods for ﾏotorized ┗ehiIles, pedestriaﾐs, HiIyIles, aﾐd Huses. 
 

PoliIy ヵ‐ヲ: EstaHlish aﾐ  iﾐterIoﾐﾐeIted  IirIulatioﾐ  systeﾏ Het┘eeﾐ ┗arious  laﾐd uses aﾐd 
ﾐeighHorhoods  ┘ithiﾐ  the  Ioﾏﾏuﾐity,  disIourage  dead‐eﾐd  streets,  aﾐd 
eﾐIourage  use  of  alterﾐati┗e  traﾐsportatioﾐ  ﾏodes  that  result  iﾐ  reduIed 
┗ehiIle ﾏiles tra┗eled aﾐd to ﾏiﾐiﾏize eﾏergeﾐIy respoﾐse tiﾏes. 
 

PoliIy ヵ‐ン: Iﾐ support of efforts to proﾏote さIoﾏplete streets,ざ ﾏake puHliI streets, trails, 
aﾐd Hike┘ays aﾐ esseﾐtial Ioﾏpoﾐeﾐt of Ioﾏﾏuﾐity life Hy: 

 EﾐIouragiﾐg  struItures  to  ha┗e  their  priﾏary  eﾐtraﾐIes  aloﾐg  street 
froﾐtages. 

 “eparatiﾐg ┗ehiIle aﾐd pedestriaﾐ traffiI.   
 Plaﾐﾐiﾐg for opeﾐ spaIe aﾐd puHliI aﾏeﾐities aloﾐg the street froﾐtage 
 DisIouragiﾐg さ┘alled offざ de┗elopﾏeﾐts 

 
PoliIy ヵ‐ヴ: DisIourage siﾐgle‐oIIupaﾐt ┗ehiIle trips aﾐd eﾐIourage a ﾏi┝ of laﾐd uses that 

┘ill reduIe ┗ehiIle ﾏiles tra┗eled. 
 

PoliIy ヵ‐ヵ: Create  HiIyIle,  pedestriaﾐ  aﾐd  reIreatioﾐal  paths.    These  paths  should  He 
iﾐterIoﾐﾐeIted  aﾐd,  ┘here  feasiHle,  iﾐdepeﾐdeﾐt  of  road┘ays.    Utilize  traffiI 
Ioﾐtrols aﾐd traffiI Ialﾏiﾐg features, as appropriate, to help Ireate a safe aﾐd 
eﾐjoyaHle eﾐ┗iroﾐﾏeﾐt. 

PoliIy ヵ‐ヶ: Rather  thaﾐ  plaﾐﾐiﾐg  for  fraItured  side┘alk  iﾏpro┗eﾏeﾐts  throughout  to┘ﾐ, 
priority  should  He  gi┗eﾐ  to  de┗elopiﾐg  a  ﾐet┘ork  of  path┘ays  that  IoﾐﾐeIt 
Ioﾏﾏuﾐity faIilities aﾐd ┗isitor‐ser┗iﾐg destiﾐatioﾐs. 
 

PoliIy ヵ‐Α: Maiﾐtaiﾐ adeケuate le┗els of ser┗iIe aﾐd pa┗eﾏeﾐt Ioﾐditioﾐs oﾐ puHliI roads. 
 

PoliIy ヵ‐8: Reケuire ﾐe┘ de┗elopﾏeﾐt  to safely aIIoﾏﾏodate aﾐtiIipated  traffiI ┗oluﾏes, 
off‐street parkiﾐg, aﾐd draiﾐage. 
 

PoliIy ヵ‐Γ: Plaﾐ  for  traﾐsportatioﾐ  iﾐfrastruIture  aﾐd 
ﾏulti‐user  IoﾐﾐeIti┗ity  to  He  e┝teﾐded  to 
the  proposed  Ioﾏﾏuﾐity  e┝paﾐsioﾐ  areas 
ふrefer to Chapter ンぶ.   
 
 

PoliIy ヵ‐1ヰ: Iﾏpro┗e safety aloﾐg the railroad Iorridor.   

TruIk loading Ian HloIk line‐of‐sight. 
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PoliIy ヵ‐11: Take  sight‐distaﾐIe  iﾐto  Ioﾐsideratioﾐ  ┘heﾐ  plaﾐﾐiﾐg  the  loIatioﾐ  of  truIk 

loadiﾐg zoﾐes.   
 
PoliIy ヵ‐1ヲ: Prioritize  IirIulatioﾐ  projeIts  that  also  aIhie┗e  other  goals  of  the  Ioﾏﾏuﾐity 

plaﾐ.    For  e┝aﾏple,  iﾐfrastruIture  speﾐdiﾐg  should  He  foIused  iﾐ  areas  that 
support  safe  routes  to  sIhool  or  de┗elopﾏeﾐt  of  the  Ioﾏﾏuﾐity’s  historiI 
┘alkiﾐg trail.   

 
PoliIy ヵ‐1ン: DisIourage pri┗ate roads iﾐ ﾐe┘ suHdi┗isioﾐs aﾐd de┗elopﾏeﾐts, uﾐless a roHust 

parkiﾐg eﾐforIeﾏeﾐt prograﾏ is iﾐIluded.   
 
PoliIy ヵ‐1ヴ: “upport CalTraﾐs’ efforts to upgrade U“ High┘ay 1ヰ1 Het┘eeﾐ “aﾐ Miguel aﾐd 

Paso RoHles  to  free┘ay  staﾐdards  Hy  plaﾐﾐiﾐg  for  a  froﾐtage  road  IoﾐﾐeItioﾐ 
froﾏ Ceﾏetery Road to “aﾐ MarIos Road.   

5-7:   Implementing Programs 

Prograﾏ ヵ‐1: IﾐIorporate  the  follo┘iﾐg  iteﾏs  iﾐ  eaIh  “aﾐ  Miguel  Road  Iﾏpro┗eﾏeﾐt  Fee 
ふCirIulatioﾐ “tudyぶ update: 
aぶ Ideﾐtify  future  de┗elopﾏeﾐt  related  IirIulatioﾐ  iﾏpro┗eﾏeﾐts  aﾐd 

e┝paﾐd the fee Houﾐdary as ﾐeeded. 
Hぶ IﾐIorporate  ﾏulti‐ﾏodal  traﾐsportatioﾐ  iﾏpro┗eﾏeﾐts  ふpedestriaﾐ, 

HiIyIle, etI.ぶ. 
Iぶ IﾐIorporate  alterﾐate  traﾐsportatioﾐ  iﾏpro┗eﾏeﾐts  ふpark  aﾐd  ride 

faIilities, Hus stops, etI.ぶ. 
dぶ DisIuss  payﾏeﾐt  of  RIF  froﾏ  regioﾐal  de┗elopﾏeﾐt  iﾐIludiﾐg  outlyiﾐg 

┘iﾐeries aﾐd other ┗isitor ser┗iﾐg de┗elopﾏeﾐts. 
 

Prograﾏ ヵ‐ヲ: Establish a Coﾏﾏuﾐity Facilities District.  Iﾐ order to suppleﾏeﾐt or replaIe the 
Road  IﾏpaIt  Fee prograﾏ aﾐd help pay  for ﾐeeded IirIulatioﾐ  iﾏpro┗eﾏeﾐts, 
eﾐIourage  de┗elopers  to  forﾏ  a  Coﾏﾏuﾐity  FaIilities  DistriItふsぶ  ふCFDぶ.  
Additioﾐal  details  oﾐ  Coﾏﾏuﾐity  FaIilities  DistriIt  forﾏatioﾐ  is  Ioﾐtaiﾐed  iﾐ 
Chapter 8.   
 

 
Prograﾏ ヵ‐ン: E┝paﾐd  Access  to  Traﾐsit.    Work  ┘ith  the  “aﾐ  Luis  OHispo  Couﾐty  Regioﾐal 

Traﾐsit  Authority  ふ“LORTAぶ  aﾐd  the  “aﾐ  Luis  OHispo  CouﾐIil  of  Go┗erﾐﾏeﾐts 
ふ“LOCOGぶ to  ideﾐtify uﾐﾏet traﾐsit ﾐeeds iﾐ the Ioﾏﾏuﾐity of “aﾐ Miguel aﾐd 
to Ireate a plaﾐ to e┝paﾐd aIIess to the puHliI traﾐsit systeﾏ.   Iﾏpro┗eﾏeﾐts, 
suIh  as  sﾏart  traﾐsit  sigﾐs,  should  He  pursued  if  deeﾏed  appropriate  iﾐ  the 
future.   
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Prograﾏ ヵ‐ヴ: Traffic  Calﾏiﾐg  oﾐ Missioﾐ  Street.    As  fuﾐdiﾐg  HeIoﾏes  a┗ailaHle,  or  as  ﾐe┘ 

de┗elopﾏeﾐt oIIurs, ﾏake puHliI iﾏpro┗eﾏeﾐts to the Missioﾐ “treet Iorridor 
iﾐ the Ceﾐtral Busiﾐess DistriIt area that foIus oﾐ traffiI Ialﾏiﾐg ふ“ee “eItioﾐ ヵ‐
ヴ  aﾐd  Figure  ヵ‐Fぶ.  TraffiI  Ialﾏiﾐg  features  that  should  He  Ioﾐsidered  for 
de┗elopﾏeﾐt aloﾐg Missioﾐ “treet iﾐIlude the follo┘iﾐg: 

 
aぶ Large Iaﾐopy street trees, ┘hiIh also pro┗ide shade for pedestriaﾐs; 
Hぶ Diagoﾐal parkiﾐg, ┘hiIh has the added Heﾐefit of iﾐIreasiﾐg the supply 

of oﾐ‐street parkiﾐg spaIes; 
Iぶ “ide┘alks at the eﾐd of eaIh HloIk e┝teﾐded to the edges of the ┗ehiIle 

tra┗el laﾐes. 
dぶ Te┝tured  Iross┘alks  that  Ireate  aﾐ  audiHle  さruﾏHleざ  effeIt  to  reﾏiﾐd 

ﾏotorists that they ﾐeed to slo┘ do┘ﾐ iﾐ areas of iﾐIreased pedestriaﾐ 
aIti┗ity. 

TruIk traffiI ﾏust He takeﾐ iﾐto Ioﾐsideratioﾐ ┘ith all traffiI Ialﾏiﾐg ﾏeasures. 

 
Prograﾏ ヵ‐ヵ: Traffic  Calﾏiﾐg  oﾐ  N  Street.    As  fuﾐdiﾐg  HeIoﾏes  a┗ailaHle  or  as  ﾐe┘ 

de┗elopﾏeﾐt  oIIurs,  ﾏake  puHliI  iﾏpro┗eﾏeﾐts  to  the  N  “treet  Iorridor 
ふHet┘eeﾐ  11th  aﾐd  1ヴth  “treetsぶ  that  foIus  oﾐ  traffiI  Ialﾏiﾐg  ふ“ee  “eItioﾐ  ヵ‐ヴ 
aﾐd Figure ヵ‐Fぶ.   
 

Prograﾏ ヵ‐ヶ: Ceﾐtralized Parkiﾐg.   Work ┘ith  loIal Husiﾐesses aﾐd laﾐdo┘ﾐers to de┗elop a 
plaﾐ for Ieﾐtralized parkiﾐg ﾐear the Ieﾐtral Husiﾐess distriIt.   The plaﾐ should 
He Hased oﾐ the follo┘iﾐg goals: 
aぶ For the short‐terﾏ, allo┘ ┗aIaﾐt lots iﾐ the do┘ﾐto┘ﾐ area to He Hased 

aﾐd used for parkiﾐg oﾐ aﾐ iﾐteriﾏ Hasis.   
Hぶ Iﾐ  the  loﾐg‐terﾏ, as ┗aIaﾐt  lots do┘ﾐto┘ﾐ de┗elop, pursue a prograﾏ 

for  the  de┗elopﾏeﾐt  aﾐd  ﾏaiﾐteﾐaﾐIe  of  Ieﾐtralized  parkiﾐg  oﾐ  the 
Uﾐioﾐ PaIifiI Railroad property adjaIeﾐt to N “treet.   

Iぶ Coﾐsider raisiﾐg parkiﾐg ratios for ﾐe┘ Husiﾐesses do┘ﾐto┘ﾐ iﾐ order to 
support the de┗elopﾏeﾐt of Ieﾐtralized parkiﾐg.   

 
Prograﾏ ヵ‐Α: Road  Maiﾐteﾐaﾐce  Associatioﾐs.    De┗elop  aﾐ  iﾐ┗eﾐtory  of  the  ┗arious  road 

ﾏaiﾐteﾐaﾐIe  agreeﾏeﾐts  aﾐd  assoIiatioﾐs  that  e┝ist  iﾐ  the  “aﾐ  La┘reﾐIe 
TerraIe  area.    Work  ┘ith  laﾐdo┘ﾐers  aﾐd  road  assoIiatioﾐs  to  Ioﾐsolidate 
efforts aﾐd go┗erﾐaﾐIe ┘here eIoﾐoﾏiIally feasiHle.   
 

Prograﾏ ヵ‐8: Fire Access Iﾏproveﾏeﾐts.  E┝plore ┘ays to iﾏpro┗e fire aﾐd eﾏergeﾐIy aIIess 
iﾐ IritiIal areas of the Ioﾏﾏuﾐity, partiIularly: 
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aぶ Keﾐﾐedy Laﾐe – insuffiIient ┘idth 

 
Work  ┘ith  property  o┘ﾐers  to  reloIate  feﾐIes  oﾐ  the  south  side  of 
Keﾐﾐedy Laﾐe iﾐ order to aIIoﾏﾏodate fire aIIess.  
 

Hぶ Pri┗ate dri┗e┘ays at 11th aﾐd LuHo┗a Way – parking enforIeﾏent, dead 
ends 
 
EﾐIourage  estaHlishﾏeﾐt  of  a  ﾏeIhaﾐisﾏ  for  parkiﾐg  eﾐforIeﾏeﾐt; 
E┝plore  the  possiHility  of  e┝teﾐdiﾐg  the  pri┗ate  dri┗e┘ays  through  to 
liﾐk ┘ith future de┗elopﾏeﾐt aloﾐg 1ヲth “treet. 
 

Iぶ N “treet alley Het┘eeﾐ 11th aﾐd 1ヲth “treets – insuffiIient ┘idth, parking 
enforIeﾏent. 
 
Mark the alley as a fire laﾐe; reケuire additioﾐal parkiﾐg aﾐd/or right‐of‐
┘ay dediIatioﾐ as part of aﾐy rede┗elopﾏeﾐt of the Casa BlaﾐIa MoHile 
Hoﾏe Park site.   
 

dぶ BulH‐outs  iﾐ  resideﾐtial  suHdi┗isioﾐs  –  parking  along  the  HulH‐out 
reduIing travel lane ┘idth 
 
Paiﾐt or other┘ise ﾏark HulH‐out areas to restriIt parkiﾐg.   

 
Prograﾏ ヵ‐Γ: Naﾏiﾐg the Alleys.  Follo┘ the road ﾐaﾏiﾐg proIedure iﾐ Title ヲヰ to adopt road 

ﾐaﾏes  for  alleys  throughout  the  Ioﾏﾏuﾐity, partiIularly ┘here alleys pro┗ide 
the oﾐly ┗ehiIular aIIess to a struIture.  Naﾏiﾐg Ioﾐ┗eﾐtioﾐs should follo┘ the 
reIoﾏﾏeﾐdatioﾐs iﾐ Appeﾐdi┝ F. 
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Chapter 6:  Public Facilities and Services 

This Ihapter disIusses the puHliI faIilities aﾐd ser┗iIes ﾐeeded to ser┗e the Ioﾏﾏuﾐity: sIhools, parks 
aﾐd  reIreatioﾐ,  solid  ┘aste  disposal  aﾐd  reIyIliﾐg,  eﾏergeﾐIy  ﾏediIal  ser┗iIes,  liHrary  ser┗iIes,  fire 
proteItioﾐ, aﾐd la┘ eﾐforIeﾏeﾐt.   Oﾐe of the HasiI priﾐIiples of the “aﾐ Miguel Coﾏﾏuﾐity Plaﾐ is to 
eﾐsure that adeケuate puHliI faIilities aﾐd ser┗iIes ┘ill He pro┗ided iﾐ a tiﾏely ﾏaﾐﾐer to ser┗e Hoth ﾐe┘ 
aﾐd e┝istiﾐg de┗elopﾏeﾐt.  Figure ヶ‐A sho┘s the loIatioﾐ of ﾏajor Ioﾏﾏuﾐity faIilities iﾐ “aﾐ Miguel.   

6-1:   Public Schools 

“aﾐ  Miguel  is  ser┗ed  Hy  the  “aﾐ  Miguel  Joiﾐt  Uﾐioﾐ  “Ihool  DistriIt 
ふ“MJU“Dぶ for Kiﾐdergarteﾐ through Grade 8 ふK‐8ぶ.  The distriIt operates 
t┘o eleﾏeﾐtary sIhools:  Lilliaﾐ Larseﾐ Eleﾏeﾐtary “Ihool iﾐ “aﾐ Miguel 
aﾐd Cappy Cul┗er Eleﾏeﾐtary “Ihool iﾐ Heritage RaﾐIh.   

Eﾐrollﾏeﾐt  at  Lilliaﾐ  Larseﾐ  Eleﾏeﾐtary  “Ihool  ┘as  estiﾏated  at  ンヶヶ 
studeﾐts for the ヲヰ11‐ヲヰ1ヲ sIhool year.1   Iﾐ ヲヰ11‐1ヲ, “MJU“D ser┗ed a 
total  of  ヶヰヵ  K‐8  studeﾐts  residiﾐg  iﾐ  the  Ioﾏﾏuﾐities  of  “aﾐ  Miguel, 
Heritage RaﾐIh, aﾐd Oak “hores aﾐd iﾐ rural areas  iﾐ the ﾐorth┘esterﾐ 
portioﾐ of the Iouﾐty.   

Operated  iﾐdepeﾐdeﾐtly  uﾐder  aﾐ  arraﾐgeﾏeﾐt ┘ith  “MJU“D, Alﾏoﾐd AIres  Charter AIadeﾏy Hegaﾐ 
iﾐstruItioﾐ iﾐ the ヲヰ1ヲ‐1ン sIhool year oﾐ the Lilliaﾐ Larseﾐ Eleﾏeﾐtary “Ihool Iaﾏpus.   Alﾏoﾐd AIres 
studeﾐts li┗e throughout the greater Paso RoHles area.   

Grades Γ through 1ヲ are ser┗ed Hy the Paso RoHles Joiﾐt Uﾐified “Ihool DistriIt ふPRJU“Dぶ.  High sIhool 
studeﾐts atteﾐd Paso RoHles High “Ihool, loIated aHout 1ヰ ﾏiles south of “aﾐ Miguel.  The high sIhool’s 
ヲヰ11‐1ヲ  eﾐrollﾏeﾐt  ┘as  estiﾏated  at  1,Γ8ヲ.ヲ   Of  this  studeﾐt  Hody,  roughly  ヶ.ヵ  perIeﾐt  ふaHout  1ヲΑ 
studeﾐtsぶ li┗e iﾐ the Ioﾏﾏuﾐity of “aﾐ Miguel.   

EaIh sIhool distriIt has a plaﾐ for loﾐg‐terﾏ gro┘th.  Through ヲヰンヵ, it is presuﾏed that the estiﾏated 
studeﾐt  populatioﾐ  Iaﾐ  He  aIIoﾏﾏodated  oﾐ  the  e┝istiﾐg  Iaﾏpuses  aﾐd  that  ﾐo  ﾐe┘  eleﾏeﾐtary  or 
high sIhool sites ┘ill He ﾐeeded.ン  EaIh distriIt has a  fee struIture  iﾐ plaIe  to IolleIt  fuﾐdiﾐg  for ﾐe┘ 
sIhool faIilities at the tiﾏe of ﾐe┘ de┗elopﾏeﾐt.  FaIilities ﾏay also He fuﾐded through speIial property 

                                                            
1 “aﾐ Miguel Joiﾐt Uﾐioﾐ “Ihool DistriIt ふヲヰ1ヲぶ:  Lilliaﾐ Larseﾐ Eleﾏeﾐtary “Ihool,  ヲヰ11‐1ヲ “Ihool aIIouﾐtaHility 
report Iard.   
ヲ Paso RoHles Joiﾐt Uﾐified “Ihool DistriIt ふヲヰ1ヲぶ:  Paso RoHles High “Ihool,  ヲヰ11‐1ヲ “Ihool aIIouﾐtaHility report 
Iard.   
ン Lightfoot, Ashley ふNo┗eﾏHer ヲヰ11ぶ:  Telephoﾐe Ioﾐ┗ersatioﾐ.     
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ta┝  assessﾏeﾐts  ┘heﾐ  ﾐeIessary.    IﾐIreases  iﾐ  sIhool  operatioﾐ  Iosts  assoIiated  ┘ith  ﾐe┘  studeﾐt 
eﾐrollﾏeﾐt are presuﾏed to He offset Hy the ta┝ re┗eﾐue Hrought iﾐ Hy the ﾐe┘ de┗elopﾏeﾐt.   

TaHle ヶ‐A, Helo┘, suﾏﾏarizes the estiﾏated studeﾐt populatioﾐ iﾐ “aﾐ Miguel iﾐ ヲヰンヵ: 

Table 6-A:  Estimated Student Population, 2035 

Laﾐd Use Category  Uﾐits  Populatioﾐ 

Nuﾏber of 
Studeﾐts 
SMJUSD 

K‐8 

Nuﾏber of 
Studeﾐts 
PRJUSD 
9‐1ヲ 

Resideﾐtial Suburbaﾐ  1ヲヲ  ン8Α  ヶヵ  ヲヶ 
Resideﾐtial Siﾐgle Faﾏily  ヶΑヴ  ヲ,1ンΑ  ンヶヰ  1ンΓ 
Resideﾐtial Multi‐Faﾏily  ン1ヲ  Γ8Γ  8ヵ  ンヴ 
Mi┝ed Use  ヴヶ  1ヴヶ  1ン  ヶ 
Total  1,1ヵヴ  ン,ヶヵΓ  ヵヲン  ヲヰヵ 

 

6‐1.1: School	Policies	
 

PoliIy ヶ‐1: Coordiﾐate early ┘ith  the “aﾐ Miguel  Joiﾐt Uﾐioﾐ “Ihool DistriIt aﾐd the Paso 
RoHles Joiﾐt Uﾐified “Ihool DistriIt oﾐ the plaﾐﾐiﾐg,  loIatioﾐ, aﾐd IoﾐstruItioﾐ 
of ﾐe┘ sIhools.  Ideﾐtify aﾐd resol┗e aﾐy plaﾐﾐiﾐg aﾐd laﾐd use issues to eﾐsure 
that the faIilities are IoﾐstruIted  iﾐ a tiﾏely fashioﾐ relati┗e to the phasiﾐg of 
resideﾐtial de┗elopﾏeﾐt.   
 

PoliIy ヶ‐ヲ: Ne┘  Iaﾏpuses  should  He  loIated  ┘ithiﾐ  ┘alkiﾐg  distaﾐIe  of  the  ﾏa┝iﾏuﾏ 
ﾐuﾏHer or resideﾐIes possiHle.   
 

PoliIy ヶ‐ン: Ne┘ eleﾏeﾐtary sIhools should ﾐot He loIated oﾐ aﾐ arterial road.   
 

PoliIy ヶ‐ヴ: Work to┘ard pro┗idiﾐg eduIatioﾐal faIilities that adeケuately ser┗e the gro┘iﾐg 
populatioﾐ.   
 

6‐1.2: School	Implementing	Programs	
 

Prograﾏ ヶ‐1: Safe  Routes  to  Schools.    Pareﾐts  aﾐd  eduIators  ┘ithiﾐ  the  “aﾐ  Miguel  Joiﾐt 
Uﾐioﾐ  “Ihool DistriIt  aﾐd  the Paso RoHles  Joiﾐt Uﾐified  “Ihool  DistriIt  should 
┘ork ┘ith  Rideshare  ふ“aﾐ  Luis OHispo  CouﾐIil  of  Go┗erﾐﾏeﾐtsぶ  to  estaHlish  a 
さsafe routes to sIhoolざ prograﾏ.  The Couﾐty should prioritize de┗elopﾏeﾐt of 
iﾐfrastruIture  that  helps  to  pro┗ide  safe  IoﾐﾐeItioﾐs  Het┘eeﾐ  resideﾐtial 
ﾐeighHorhoods aﾐd Lilliaﾐ Larseﾐ Eleﾏeﾐtary.   
 

Attachment 2 - San Miguel Community Plan Update - 

Planning Commission Recommended Changes

144 of 445



 

Page | ヶ‐ン 
 

Prograﾏ ヶ‐ヲ: Collaboratioﾐ oﾐ  locatioﾐ of ﾐew school sites.   “hould “aﾐ Miguel Joiﾐt Uﾐioﾐ 
“Ihool DistriIt  or  the Paso RoHles  Joiﾐt Uﾐified  “Ihool DistriIt  deterﾏiﾐe  that 
additioﾐal  sIhool  faIilities  are  ﾐeeded  to  ser┗e  the  Ioﾏﾏuﾐity  of  “aﾐ Miguel, 
partiIipate iﾐ the site seleItioﾐ proIess so that the loIatioﾐ of sIhool faIilities is 
Ioﾐsisteﾐt ┘ith the Couﾐty Geﾐeral Plaﾐ.   

FIGURE 6‐A: Coﾏﾏuﾐity Facilities 
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6-2:   Parks and Recreation  

The follo┘iﾐg taHle sho┘s e┝istiﾐg park faIilities iﾐ “aﾐ Miguel. 

Table 6-B:  San Miguel Parkland 
Park  Type  Maiﾐtaiﾐed 

By 
Acreage 

“aﾐ Miguel Coﾏﾏuﾐity Park  Coﾏﾏuﾐity Park  Couﾐty  ヲ.ヲ 
Fr. Regiﾐald Park  NeighHorhood Park  Voluﾐteers  ヰ.ン 
Total Parklaﾐd  ヲ.ヵ 

 
AIIordiﾐg  to  the  ヲヰヰヶ  Parks  aﾐd  ReIreatioﾐ  Eleﾏeﾐt  of  the 
Couﾐty  Geﾐeral  Plaﾐ,  a  reasoﾐaHle  goal  for  the  aﾏouﾐt  of 
parklaﾐd ﾐeeded iﾐ the ﾐear future is a ﾏiﾐiﾏuﾏ of three aIres 
of  parklaﾐd  per  1,ヰヰヰ  resideﾐts  iﾐ  eaIh  of  the  Couﾐty’s 
uﾐiﾐIorporated  Ioﾏﾏuﾐities.  Usiﾐg  this  goal  as  a  guideliﾐe, 
roughly 11 aIres of parklaﾐd ┘ould He ﾐeeded Hy ヲヰンヵ.    “iﾐIe 
the  Ioﾏﾏuﾐity  preseﾐtly  has  roughly  three  aIres  of  parklaﾐd, 
there  ┘ould  He  a  ﾐeed  for  aHout  aﾐ  additioﾐal  eight  aIres  of 
parklaﾐd to ser┗e the estiﾏated populatioﾐ iﾐ ヲヰンヵ. 
 
The  e┝istiﾐg  park  faIilities  iﾐ  TaHle  ヶ‐B  iﾐIlude  the  pri┗ately‐ﾏaiﾐtaiﾐed  Father  Regiﾐald  Park.    Fr. 
Regiﾐald Park  is  teIhﾐiIally ┘ithiﾐ a road right‐of‐┘ay, aﾐd as suIh,  falls uﾐder the pur┗ie┘ of Couﾐty 
PuHliI Works, rather thaﾐ Couﾐty Parks.  Voluﾐteers ﾏaiﾐtaiﾐ the park uﾐder aﾐ eﾐIroaIhﾏeﾐt perﾏit 
issued Hy Couﾐty PuHliI Works.     Ho┘e┗er, tThe taHle does ﾐot, ho┘e┗er,Ho┘e┗er, the taHle does ﾐot 
iﾐIlude  the  Rios  Caledoﾐia  AdoHe  ふa  historiI  siteぶ,  poIket  parks  aﾐd  opeﾐ  spaIe  ┘ithiﾐ  pri┗ate 
suHdi┗isioﾐs, or ﾐatural opeﾐ spaIe areas that Iaﾐ He used for outdoor reIreatioﾐ. Natural opeﾐ spaIe iﾐ 
“aﾐ Miguel iﾐIludes Wolf Natural Area ふloIated south of the Hridge oﾐ North Ri┗er Roadぶ aﾐd “aﾐ Miguel 
“tagiﾐg  Area  ふfuture  trail  head  for  “aliﾐas  Ri┗er  Trail  loIated  ﾐorth┘est  of  the  Hridge  oﾐ North  Ri┗er 
Roadぶ.  “Ihool  reIreatioﾐal  faIilities  loIated at  Lilliaﾐ  Larseﾐ Eleﾏeﾐtary  “Ihool  iﾐIlude  Ihildreﾐ’s  play 
eケuipﾏeﾐt, HasketHall aﾐd haﾐdHall Iourts, aﾐd sports fields.  These faIilities also pro┗ide a reIreatioﾐal 
resourIe for the Ioﾏﾏuﾐity aﾐd are a┗ailaHle for use uﾐder a joiﾐt use agreeﾏeﾐt, Hut are ﾐot iﾐIluded 
iﾐ the parklaﾐd estiﾏates. 
 
ReIreatioﾐal trails are disIussed iﾐ Chapter ヵ, Traﾐsportatioﾐ aﾐd CirIulatioﾐ.   
 

6‐2.1: Parks	and	Recreation	Policies	
PoliIy ヶ‐ヵ: Pro┗ide  a  ┗ariety  of  park  aﾐd  reIreatioﾐ  faIilities  for  all  resideﾐts  iﾐ  order  to 

proﾏote a healthy Ioﾏﾏuﾐity.   
 

PoliIy ヶ‐ヶ: Pro┗ide Ioﾏﾏuﾐity aﾐd ﾐeighHorhood parklaﾐd at a ﾏiﾐiﾏuﾏ ratio of ン.ヰ aIres 
per 1,ヰヰヰ resideﾐts.   
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PoliIy ヶ‐Α: Eﾐsure  that ﾐe┘ resideﾐtial ﾐeighHorhoods ha┗e suffiIieﾐt area  for Ihildreﾐ to 

play iﾐ aﾐ easily aIIessiHle aﾐd ┗isiHle loIatioﾐ.   
  
PoliIy ヶ‐Α:PoliIy ヶ‐8: Iﾐ┗ol┗e the Couﾐty “heriff early oﾐ iﾐ the desigﾐ proIess for ﾐe┘ parks 

aﾐd  reIreatioﾐal  faIilities,  partiIularly  those  loIated  iﾐ  the  “aliﾐas  Ri┗er 
floodplaiﾐ.  Measures the “heriff reIoﾏﾏeﾐds should He iﾐIorporated iﾐto the 
desigﾐ of the projeIt to eﾐsure Iriﾏe pre┗eﾐtioﾐ.   

6‐2.2: Parks	and	Recreation	Implementing	Programs	
 

Prograﾏ ヶ‐ン: E┝paﾐsioﾐ  of  Saﾐ Miguel  Coﾏﾏuﾐity  Park.    “upport  Couﾐty  Parks’  efforts  to 
de┗elop a plaﾐ forCoﾏplete the proposed e┝paﾐsioﾐ of “aﾐ Miguel Coﾏﾏuﾐity 
Park Hy Ilosiﾐg off K “treet.   
  

Prograﾏ ヶ‐ヴ: Develop  additioﾐal  parklaﾐd.    AIケuire  laﾐd  aﾐd  Ioﾏplete  iﾏpro┗eﾏeﾐts  for 
parks  aﾐd  reIreatioﾐal  faIilities  iﾐ  aIIordaﾐIe  ┘ith  the  Parks  aﾐd  ReIreatioﾐ 
Eleﾏeﾐt aﾐd ┘heﾐ the UrHaﾐ Reser┗e Liﾐe is e┝paﾐded. 

  
Prograﾏ ヶ‐ヵ: Father  Regiﾐald  Park  Coﾐcept  Plaﾐ.    Update  the  IoﾐIept  plaﾐ  for  Father 

Regiﾐald  Park  iﾐ  Iooperatioﾐ  ┘ith  “aﾐ  Miguel  Nati┗e  “oﾐs  aﾐd  “aﾐ  Miguel 
ResourIe  CoﾐﾐeItioﾐ,  reIogﾐiziﾐg  its  iﾏportaﾐIe  for  tourisﾏ  aﾐd  eIoﾐoﾏiI 
de┗elopﾏeﾐt.   

Prograﾏ ヶ‐ン: N  Street  liﾐear  park.    Negotiate  ┘ith  Uﾐioﾐ  PaIifiI  Railroad  iﾐ  order  to  allo┘  for  the 
de┗elopﾏeﾐt of a liﾐear park aloﾐg the ┘est side of N “treet Het┘eeﾐ 11th aﾐd 1ヴth “treets.   

 

 Downtown Landscape and Streetscape 

The  Couﾐty  has  Ioﾏpleted  laﾐdsIape  aﾐd  streetsIape  iﾏpro┗eﾏeﾐts  aloﾐg  the ┘est  side  of Missioﾐ 
“treet  froﾏ 11th  to 1ヴth “treets.   This  seItioﾐ  is ﾏaiﾐtaiﾐed Hy  the “aﾐ Miguel ChaﾏHer of CoﾏﾏerIe 
uﾐder  aﾐ  eﾐIroaIhﾏeﾐt  perﾏit  froﾏ  the  Couﾐty  PuHliI Works  Departﾏeﾐt.    Future  streetsIape  aﾐd 
laﾐdsIape  iﾏpro┗eﾏeﾐts are proposed for  iﾐstallatioﾐ oﾐ the east side of Missioﾐ “treet aﾐd ﾐorth of 
1ヴth  “treet.    Depeﾐdiﾐg  oﾐ  the  origiﾐ  of  the  iﾏpro┗eﾏeﾐts, ﾏaiﾐteﾐaﾐIe  oHligatioﾐs ﾏay  fall  oﾐ  the 
de┗eloper  or  the  Couﾐty.    “aﾐ  Miguel  Coﾏﾏuﾐity  “er┗iIes  DistriIt’s  laﾐdsIape  aﾐd  lightiﾐg  distriIt 
authority Iould also He used to ﾏaiﾐtaiﾐ do┘ﾐto┘ﾐ streetsIape.   

6-3:   Fire Protection and Emergency Medical Services 

The “aﾐ Miguel Coﾏﾏuﾐity “er┗iIes DistriIt  ふC“Dぶ  is  the  fire ageﾐIy  that  ser┗es “aﾐ Miguel.    The  fire 
statioﾐ is  loIated oﾐ the east side of Missioﾐ “treet  just ﾐorth of 11th “treet.   The statioﾐ is staffed Hy 
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┗oluﾐteers  aﾐd  has  oﾐe  fire  Ihief,  aﾐ  assistaﾐt  Ihief,  oﾐe  fire  Iaptaiﾐ,  oﾐe  lieuteﾐaﾐt,  aﾐd  teﾐ 
firefighters.ヴ   The  fire  departﾏeﾐt  typiIally  respoﾐds  to  aHout  ヲヵヰ  Ialls  per  year.    A  ﾏutual  aid 
agreeﾏeﾐt  is  ﾏaiﾐtaiﾐed  ┘ith  CalFire  aﾐd  Caﾏp  RoHerts  for  fire  proteItioﾐ  ser┗iIes.    A  ﾏutual  aid 
agreeﾏeﾐt allo┘s fire proteItioﾐ ageﾐIies to pro┗ide assistaﾐIe to eaIh other ┘heﾐ ﾐeeded.   

The ﾐearest hospital to “aﾐ Miguel is T┘iﾐ Cities Hospital iﾐ Teﾏpletoﾐ.  Additioﾐal hospital faIilities are 
a┗ailaHle  iﾐ  “aﾐ  Luis  OHispo  aﾐd  Kiﾐg  City.    EﾏergeﾐIy  ﾏediIal  respoﾐse  is  pro┗ided  Hy  a  pri┗ate 
aﾏHulaﾐIe Ioﾏpaﾐy Hased iﾐ Paso RoHles.   

6‐3.1: Fire	and	Emergency	Policies	
 

PoliIy ヶ‐8:PoliIy ヶ‐Γ: Pro┗ide adeケuate le┗els of ser┗iIe as the populatioﾐ iﾐIreases. 
 

PoliIy ヶ‐Γ:PoliIy ヶ‐1ヰ: Eﾐsure that “aﾐ Miguel Fire Departﾏeﾐt has aﾐ opportuﾐity to pro┗ide 
adeケuate  iﾐput  iﾐto  fire  safety  reケuireﾏeﾐts  for  iﾐdi┗idual  de┗elopﾏeﾐt 
projeIts.   
 

PoliIy ヶ‐1ヰ:PoliIy ヶ‐11: Plaﾐ aﾐ iﾐterIoﾐﾐeIted street systeﾏ to ﾏiﾐiﾏize eﾏergeﾐIy respoﾐse 
tiﾏes.   
 

PoliIy ヶ‐11:PoliIy ヶ‐1ヲ: Miﾐiﾏize  the  risk  of  persoﾐal  iﾐjury,  property  daﾏage,  aﾐd 
eﾐ┗iroﾐﾏeﾐtal  daﾏage  froﾏ  fire,  hazardous  IheﾏiIal  releases,  ﾐatural  aﾐd 
huﾏaﾐ‐ﾏade disasters through suHdi┗isioﾐ aﾐd de┗elopﾏeﾐt desigﾐ.   

6‐3.2: Fire	and	Emergency	Implementing	Programs	
 

Prograﾏ ヶ‐ヴ:Prograﾏ ヶ‐ヶ: Coﾐtiﾐgeﾐcy plaﾐﾐiﾐg for access across the railroad.  Work ┘ith 
the  Uﾐioﾐ  PaIifiI  Railroad,  “aﾐ Miguel  C“D,  aﾐd  Califorﾐia  High┘ay  Patrol  to 
pro┗ide aﾐ eﾏergeﾐIy IoﾐtiﾐgeﾐIy plaﾐ to pro┗ide eﾏergeﾐIy ser┗iIes east of 
the railroad traIks oﾐ oIIasioﾐs ┘heﾐ the 11th aﾐd 1ヴth “treet railroad Irossiﾐgs 
are HloIked.   
 

6-4:   Law Enforcement 

Geﾐeral la┘ eﾐforIeﾏeﾐt iﾐ “aﾐ Miguel is pro┗ided Hy the “aﾐ Luis OHispo Couﾐty “heriff’s Departﾏeﾐt.  
The ﾐearest  suHstatioﾐ  is  the North Couﾐty  suHstatioﾐ  iﾐ Teﾏpletoﾐ, ┘hiIh  ser┗es all  portioﾐs of  the 
Couﾐty ﾐortheast of the “aﾐta LuIia Mouﾐtaiﾐs – e┝teﾐdiﾐg froﾏ Cuesta Grade to the Moﾐterey Couﾐty 
liﾐe.  TraffiI eﾐforIeﾏeﾐt is pro┗ided Hy the Califorﾐia High┘ay Patrol, ┘hiIh also has a regioﾐal statioﾐ 
iﾐ Teﾏpletoﾐ.   
                                                            
ヴ “aﾐ Luis OHispo Couﾐty ふAugust ヲヰ1ヲぶ:  FaIilities iﾐ┗eﾐtory for the Couﾐty of “aﾐ Luis OHispo ふpart of the 
Coﾏplete Coﾏﾏuﾐities “ur┗eyぶ.    
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6‐4.1: Law	Enforcement	Policies	
 

PoliIy ヶ‐1ヲ:PoliIy ヶ‐1ン: Pro┗ide adeケuate le┗els of ser┗iIe as the populatioﾐ iﾐIreases. 
 

6‐4.2: Law	Enforcement	Implementing	Programs	
 

Prograﾏ ヶ‐ヵ:Prograﾏ ヶ‐Α: E┝plore  optioﾐs  for  iﾐcreasiﾐg  public  safety.    The  Couﾐty 
“heriff’s OffiIe aﾐd Califorﾐia High┘ay Patrol should e┝plore differeﾐt prograﾏs 
to  iﾐIrease  puHliI  safety,  iﾐIludiﾐg  the  follo┘iﾐg,  aﾐd  pursue  theﾏ  as 
appropriate.ヵ 

 
 A speIial assessﾏeﾐt distriIt to fuﾐd suppleﾏeﾐtal poliIe patrol ser┗iIes 

for the Ioﾏﾏuﾐity.   
 

 A Ioﾏpreheﾐsi┗e Ioﾏﾏuﾐity safety plaﾐ, foIusiﾐg oﾐ de┗elopﾏeﾐt aﾐd 
support of loIal ﾐeighHorhood ┘atIh groups.   
 

 Aﾐ  agreeﾏeﾐt ┘ith  the  “aﾐ Miguel  C“D  to  allo┘  deputies  to  use  C“D 
distriIt offiIe faIilities.   
 

 AItioﾐ plaﾐs  to  iﾐIrease  safety  iﾐ areas ┘here  Iriﾏe  is ﾏore  freケueﾐt 
usiﾐg strategies suIh as street lightiﾐg. 
 

 A staff resideﾐt deputy prograﾏ for “aﾐ Miguel. 
 

 IﾐIreased traffiI patrol duriﾐg the grape har┗est seasoﾐ.   
 

6-5:   Solid Waste Disposal 

The “aﾐ Miguel C“D is the ageﾐIy respoﾐsiHle for solid ┘aste disposal.  Disposal ser┗iIes are pro┗ided Hy 
“aﾐ Miguel GarHage Coﾏpaﾐy, ┘hiIh is the e┝Ilusi┗e IoﾐtraItor for the DistriIt.  There are t┘o laﾐdfills 
ser┗iﾐg  the  North  Couﾐty  area:    the  Paso  RoHles  laﾐdfill  east  of  Paso  RoHles  aﾐd  the  ChiIago  Grade 
laﾐdfill  east  of  AtasIadero.    Both  laﾐdfills  ha┗e  additioﾐal  IapaIity  aﾐd  loﾐg‐terﾏ  plaﾐs  to  e┝paﾐd 
IapaIity.   

6‐5.1: Solid	Waste	Policies	
 

                                                            
ヵ At the tiﾏe of the release of the PuHliI Re┗ie┘ Draft, the Iouﾐty “heriff’s OffiIe ┘as re┗ie┘iﾐg the feasiHility of 
these prograﾏs. 
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PoliIy ヶ‐1ン:PoliIy ヶ‐1ヴ: Eﾐsure  that  adeケuate  IapaIity  for  solid  ┘aste  is  a┗ailaHle  for  the 
Ioﾏﾏuﾐity.   
 

PoliIy ヶ‐1ヴ:PoliIy ヶ‐1ヵ: Ma┝iﾏize opportuﾐities for ┘aste reduItioﾐ aﾐd reIyIliﾐg.   
 

6-6:   Other Community Facilities 

Other Ioﾏﾏuﾐity faIilities  iﾐIlude liHraries, Ioﾏﾏuﾐity Ieﾐters, health Iare faIilities, aﾐd go┗erﾐﾏeﾐt 
Huildiﾐgs, as sho┘ﾐ iﾐ the follo┘iﾐg taHle.  

Table 6-C:  Community Facilities
Coﾏﾏuﾐity Facility  Ageﾐcy Respoﾐsible 

“aﾐ Miguel C“D OffiIes  “aﾐ Miguel C“D 
“aﾐ Miguel LiHrary  “LO City‐Couﾐty LiHrary 
“aﾐ Miguel Coﾏﾏuﾐity Ceﾐter  Couﾐty/Voluﾐteers 
Casa “aﾐ Miguel Health CliﾐiI  ﾐoﾐprofit orgaﾐizatioﾐ 
 

PuHliI aﾐd ケuasi‐puHliI faIilities that also ser┗e as Ioﾏﾏuﾐity gatheriﾐg plaIes iﾐIlude: 

 “aﾐ Miguel “eﾐior Ceﾐter 
 Missioﾐ “aﾐ Miguel Parish Hall 
 Lilliaﾐ Larseﾐ Eleﾏeﾐtary “Ihool Multi‐Purpose Rooﾏ 

As  “aﾐ  Miguel’s  populatioﾐ  gro┘s,  the  ﾐeed  for  Ioﾏﾏuﾐity  faIilities  ┘ill  also  iﾐIrease.    By  ヲヰンヵ, 
iﾐIreases  iﾐ  deﾏaﾐd  are  e┝peIted  to  result  iﾐ  a  ﾐeed  for  a  larger  liHrary,  e┝paﾐded C“D offiIes,  aﾐd 
sigﾐifiIaﾐt e┝paﾐsioﾐ aﾐd reﾏodeliﾐg of the Ioﾏﾏuﾐity Ieﾐter Huildiﾐg.   

The  Couﾐty  has  Ioﾏpleted  laﾐdsIape  aﾐd  streetsIape  iﾏpro┗eﾏeﾐts  aloﾐg  the ┘est  side  of Missioﾐ 
“treet  froﾏ 11th  to 1ヴth “treets.   This  seItioﾐ  is ﾏaiﾐtaiﾐed Hy  the “aﾐ Miguel ChaﾏHer of CoﾏﾏerIe 
uﾐder  aﾐ  eﾐIroaIhﾏeﾐt  perﾏit  froﾏ  the  Couﾐty  PuHliI Works  Departﾏeﾐt.    Future  streetsIape  aﾐd 
laﾐdsIape  iﾏpro┗eﾏeﾐts are proposed for  iﾐstallatioﾐ oﾐ the east side of Missioﾐ “treet aﾐd ﾐorth of 
1ヴth  “treet.    Depeﾐdiﾐg  oﾐ  the  origiﾐ  of  the  iﾏpro┗eﾏeﾐts, ﾏaiﾐteﾐaﾐIe  oHligatioﾐs ﾏay  fall  oﾐ  the 
de┗eloper  or  the  Couﾐty.    “aﾐ  Miguel  Coﾏﾏuﾐity  “er┗iIes  DistriIt’s  laﾐdsIape  aﾐd  lightiﾐg  distriIt 
authority Iould also He used to ﾏaiﾐtaiﾐ do┘ﾐto┘ﾐ streetsIape.   

 

6‐6.1: Community	Facilities	Policies	
 

PoliIy ヶ‐1ヵ:PoliIy ヶ‐1ヶ: Pro┗ide puHliI aﾐd Iultural faIilities that IoﾐtriHute to the Ioﾏﾏuﾐity’s 
positi┗e  iﾏage,  eﾐhaﾐIe  Ioﾏﾏuﾐity  ideﾐtify,  aﾐd  ﾏeet  the  Ii┗iI  aﾐd  soIial 
ﾐeeds of the Ioﾏﾏuﾐity.   
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PoliIy ヶ‐1ヶ:PoliIy ヶ‐1Α: Upgrade aﾐd re┗italize Ioﾏﾏuﾐity faIilities to ser┗e the loIal populatioﾐ 
iﾐ a tiﾏely ﾏaﾐﾐer relati┗e to the phasiﾐg for resideﾐtial de┗elopﾏeﾐt.   
 

PoliIy ヶ‐1Α:PoliIy ヶ‐18: “upport de┗elopﾏeﾐt of health Iare faIilities aﾐd the pro┗isioﾐ of safe, 
affordaHle,  aﾐd  ケuality  elder  Iare  aﾐd  Ihild  Iare  faIilities  aﾐd  ser┗iIes  for 
faﾏilies ┘ho reside aﾐd ┘ork iﾐ “aﾐ Miguel.   
 

PoliIy ヶ‐1Γ: Where  feasiHle,  loIate  Ioﾏﾏuﾐity  faIilities  oﾐ  sites  shared  ┘ith  other  puHliI 
faIilities suIh as a sIhool.   

  
PoliIy ヶ‐ヲヰ: MaiﾐteﾐaﾐIe  respoﾐsiHilities  of  do┘ﾐto┘ﾐ  streetsIapes  aﾐd  puHliIly  iﾐstalled 

laﾐdsIapiﾐg  should  traﾐsfer  froﾏ  ┗oluﾐteer  orgaﾐizatioﾐs  to  the  “aﾐ  Miguel 
Coﾏﾏuﾐity “er┗iIes DistriIt, through its lightiﾐg aﾐd laﾐdsIape distriIt po┘ers.   

6‐6.2: Community	Facilities	Programs	
 

Prograﾏ ヶ‐ヶ:Prograﾏ ヶ‐8: Support  fuﾐdiﾐg  for  youth  prograﾏs.    “upport  fuﾐdiﾐg  for 
de┗elopiﾐg aﾐd eﾐhaﾐIiﾐg youth ser┗iIes prograﾏs aﾐd supportiﾐg faIilities.   
 

Prograﾏ ヶ‐Α:Prograﾏ ヶ‐Γ: Iﾐceﾐtives  for  cultural  facilities.    Pro┗ide  iﾐIeﾐti┗es  to 
de┗elopers  ┘ho  pro┗ide  Iultural  faIilities,  puHliI  spaIes,  aﾐd  other  aﾏeﾐities 
that  eﾐhaﾐIe  the  Ioﾏﾏuﾐity’s  riIh  Iultural  ideﾐtity.    “uIh  faIilities  Iould 
iﾐIlude: 
 Gatheriﾐg plaIes – e.g. plaza, aﾏphitheater, etI. 
 Iﾐterpreti┗e e┝hiHits or ﾏuseuﾏs – historiI, Iultural, eﾐ┗iroﾐﾏeﾐtal 
 “paIe for puHliI e┗eﾐts – e.g. farﾏers ﾏarket 
 A ┗isitor iﾐforﾏatioﾐ kiosk 
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Chapter 7:  Infrastructure and Utilities 

This Ihapter addresses iﾐfrastruIture aﾐd utilities iﾐ the Ioﾏﾏuﾐity of “aﾐ Miguel.  PuHliI iﾐfrastruIture 
iﾐIludes  the ┘ater  systeﾏ, ┘aste┘ater  treatﾏeﾐt, aﾐd storﾏ┘ater draiﾐage.   Utilities  iﾐIlude ﾐatural 
gas, eleItriIity, aﾐd teleIoﾏﾏuﾐiIatioﾐs.  This Ihapter pro┗ides aﾐ o┗er┗ie┘ of the distriHutioﾐ, loIatioﾐ, 
e┝teﾐt,  aﾐd  IapaIity  of ﾏajor  iﾐfrastruIture  systeﾏs  iﾐ  the  Ioﾏﾏuﾐity.    Details  for  the  phasiﾐg  aﾐd 
IoﾐstruItioﾐ of these faIilities are ﾐot iﾐIluded iﾐ this Plaﾐ, as it is ﾐot kﾐo┘ﾐ ho┘ Iertaiﾐ faItors ﾏight 
affeIt  ho┘  the  phasiﾐg  is  aIIoﾏplished.    These  faItors  Iaﾐ  iﾐIlude  housiﾐg  deﾏaﾐd,  Ihaﾐges  iﾐ  the 
eIoﾐoﾏy, aﾐd the loIatioﾐs ┘here ﾐe┘ de┗elopﾏeﾐt oIIurs first.   

The  ﾏajor  iﾐfrastruIture  is  desigﾐed  to  aIIoﾏﾏodate  a  ヲヰンヵ  populatioﾐ  of  aHout  ン,ヶヶヰ.    EaIh 
de┗eloper ┘ill He e┝peIted to  iﾐstall a  fair share of  the ﾐeeded ﾏajor or さHaIkHoﾐeざ  iﾐfrastruIture as 
the Ioﾏﾏuﾐity de┗elops.   

 

7-1:   Water System 

The urHaﾐ ┘ater supply for “aﾐ Miguel is pro┗ided Hy the “aﾐ Miguel Coﾏﾏuﾐity “er┗iIes DistriIt ふC“Dぶ.  
The  Ioﾏﾏuﾐity  ┘ater  systeﾏ  iﾐIludes  three  ┘ells,  t┘o  storage  faIilities,  traﾐsﾏissioﾐ  liﾐes, 
Ihloriﾐatioﾐ,  aﾐd  fire  hydraﾐts.    A  siﾐgle  puﾏp  statioﾐ  to  Hoost ┘ater  pressure  iﾐ  the  “aﾐ  La┘reﾐIe 
TerraIe  area  reﾏaiﾐs  operatioﾐal,  Hut  is  oﾐly  seldoﾏ  used.    Iﾐ  order  to  ser┗e  the  Ioﾏﾏuﾐity’s 
aﾐtiIipated populatioﾐ iﾐ ヲヰンヵ, Iertaiﾐ faIility upgrades ﾏay He ﾐeIessary: 

 OHtaiﾐ  additioﾐal  ┘ater  supply  aﾐd  iﾐstall  the  iﾐfrastruIture  aﾐd  aﾐy  ﾐeIessary  systeﾏ 
iﾏpro┗eﾏeﾐts to deli┗er the additioﾐal ┘ater.  

 Treat ┘ater to reduIe arseﾐiI le┗els iﾐ oﾐe of the systeﾏ’s ┘ells 
 Iﾐ the old to┘ﾐ, reloIate Iustoﾏer lateral IoﾐﾐeItioﾐs froﾏ the older Iast iroﾐ ┘ater liﾐes iﾐ the 

alley┘ays  to  the  ﾐe┘er  PVC  ┘ater  liﾐes  iﾐ  the  streets.  This  ┘ould  allo┘  for  the  de‐
Ioﾏﾏissioﾐiﾐg of old liﾐes, resultiﾐg iﾐ a ﾏore effiIieﾐt systeﾏ. 

 Upgrade ┘ater ﾏaiﾐs. 
 ReplaIe fire hydraﾐts. 

A ﾏore thorough disIussioﾐ of ┘ater supply issues is Ioﾐtaiﾐed iﾐ Chapter ヴ.   
 

7‐1.1: Water	System	Policies	
 

PoliIy Α‐1: Pro┗ide  aﾐ  adeケuate,  sustaiﾐaHle  ┘ater  supply  aﾐd  deli┗ery  systeﾏ  for  the 
Ioﾏﾏuﾐity of “aﾐ Miguel.  The systeﾏ should ha┗e adeケuate ┘ater supply aﾐd 
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ケuality  to  ser┗e  the  future ﾐeeds of  the  Ioﾏﾏuﾐity,  iﾐIludiﾐg eﾏergeﾐIy aﾐd 
fire pre┗eﾐtioﾐ ser┗iIes.   
 

PoliIy Α‐ヲ: As the Ioﾏﾏuﾐity e┝paﾐds to the ﾐorth aloﾐg the “aliﾐas Ri┗er, seek to preser┗e 
the ripariaﾐ ┘ater rights appurteﾐaﾐt to those properties.   
 

7‐1.2: Water	System	Implementing	Programs	
 

Prograﾏ Α‐1: Water  systeﾏ  iﾏproveﾏeﾐts.    Ideﾐtify  e┝istiﾐg  defiIieﾐIies  ┘ith  the 
Ioﾏﾏuﾐity’s  ┘ater  systeﾏ  aﾐd  de┗elop  a  plaﾐ  to  fuﾐd  aﾐd  fiﾐaﾐIe  ﾐeeded 
iﾏpro┗eﾏeﾐts.   
 

Prograﾏ Α‐ヲ: Update the Water Master Plaﾐ.  The “aﾐ Miguel C“D should update its Water 
Master Plaﾐ to aIIoﾏﾏodate de┗elopﾏeﾐt ﾐeeds uﾐder this Plaﾐ.   
 

Prograﾏ Α‐ン: Additioﾐal water supply.  The “aﾐ Miguel C“D should de┗elop aﾐd iﾏpleﾏeﾐt a 
prograﾏ that reケuires ﾐe┘ de┗elopﾏeﾐt to pay aﾐ appropriate IoﾐﾐeItioﾐ fee 
to  IoﾐtriHute  proportioﾐately  to  the  Iost  of  oHtaiﾐiﾐg  aﾐ  additioﾐal  ┘ater 
supply.   
 

7-2:   Wastewater 

The MaIhado Waste┘ater Treatﾏeﾐt Plaﾐt  is operated Hy the “aﾐ Miguel C“D.   This plaﾐt, ┘hiIh ┘as 
e┝paﾐded shortly after ヲヰヰヰ, ser┗es areas iﾐ the Ioﾏﾏuﾐity ┘est of the “aliﾐas Ri┗er.  As of ヲヰ1ヶ, se┘er 
ser┗iIe does ﾐot yet e┝teﾐd to the east side of the ri┗er, although a Iorridor for a future gra┗ity se┘er is 
reser┗ed oﾐ the Ri┗er Road Hridge.   The “aﾐ La┘reﾐIe TerraIe area is  iﾐstead ser┗ed Hy iﾐdi┗idual oﾐ‐
site septiI systeﾏs, ┘hiIh ﾏay Ioﾐtiﾐue iﾐ the Resideﾐtial “uHurHaﾐ laﾐd use Iategory oﾐ lots the size of 
those e┝istiﾐg  iﾐ  that ﾐeighHorhood.    Iﾐ order  to  ser┗e “aﾐ Miguel’s aﾐtiIipated ヲヰンヵ populatioﾐ,  the 
follo┘iﾐg upgrades are aﾐtiIipated: 

 E┝teﾐd se┘er ser┗iIe to the Iﾐdiaﾐ Valley Road property oﾐ the east side of the “aliﾐas Ri┗er.   
 Upgrade se┘er ﾏaiﾐs oﾐ 1ヶth aﾐd N “treets. 
 Upgrade ┗arious se┘er liﾐes. 
 Iﾐstall a ﾏaﾐhole di┗ersioﾐ faIility at 1ヶth “treet aﾐd Boﾐita PlaIe. 
 E┝paﾐd ┘aste┘ater treatﾏeﾐt aﾐd efflueﾐt disposal IapaIity. 

Preseﾐtly  ┘aste┘ater  IolleItioﾐ  is  liﾏited  to  the  ┘est  side  of  the  “aliﾐas  Ri┗er.    The  “aﾐ 
La┘reﾐIe TerraIe  resideﾐtial  area east of  the  ri┗er disposes of ┘aste┘ater  through  iﾐdi┗idual 
oﾐ‐site  septiI  systeﾏs.   Maﾐy  parIels  iﾐ  “aﾐ  La┘reﾐIe  TerraIe  are  uﾐder  aﾐ  aIre  iﾐ  size.    Iﾐ 
aIIordaﾐIe  ┘ith  the  Ceﾐtral  Coast  Basiﾐ  Plaﾐ  adopted  Hy  the  Ceﾐtral  Coast  Regioﾐal  Water 
Quality Coﾐtrol Board, these areas ﾏay He reケuired to IoﾐﾐeIt to a se┘er systeﾏ if aﾐd ┘heﾐ 
their septiI systeﾏ fails.   
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7‐2.1: Wastewater	Policies	
 

PoliIy Α‐ン: Pro┗ide ┘aste┘ater treatﾏeﾐt ser┗iIes to ﾏeet the ﾐeeds of the Ioﾏﾏuﾐity of 
“aﾐ Miguel.  “aﾐ La┘reﾐIe TerraIe ﾏay Ioﾐtiﾐue to He ser┗ed Hy iﾐdi┗idual oﾐ‐
site septiI systeﾏs, Hut plaﾐs to e┝teﾐd the IolleItioﾐ systeﾏ to the area should 
He de┗eloped.   
 

PoliIy Α‐ヴ: Desigﾐ  upgrades  to  the  ┘aste┘ater  treatﾏeﾐt  plaﾐt  to  iﾐIrease  IapaIity  to 
ser┗e future gro┘th, ┘hile at the saﾏe tiﾏe addressiﾐg other Ioﾏﾏuﾐity plaﾐ 
goals.    For  e┝aﾏple,  Ioﾐsider  iﾐIreasiﾐg  ┘aste┘ater  IapaIity  Hy  addiﾐg  or 
e┝paﾐdiﾐg perIolatioﾐ poﾐds  iﾐ  a ┘ay  that ┘ould  also ﾏa┝iﾏize  grouﾐd┘ater 
repleﾐishﾏeﾐt.   

 
PoliIy Α‐ヵ: Look  iﾐto  the  feasiHility  of  IoﾏHiﾐiﾐg  ┘aste┘ater  treatﾏeﾐt  aIti┗ities  ┘ith 

Heritage  RaﾐIh  aﾐd  Caﾏp  RoHerts.    “uIh  a  faIility  Iould  treat ┘aste┘ater  to 
tertiary le┗els aﾐd pro┗ide it to ┗iﾐeyards for irrigatioﾐ.   

 
PoliIy Α‐ヶ: A┗oid the use of se┘age puﾏp/lift statioﾐs iﾐ ﾐe┘ suHdi┗isioﾐ desigﾐ.   

 

7‐2.2: Wastewater	Implementing	Programs	
 

Prograﾏ Α‐ヴ: Wastewater  systeﾏ  iﾏproveﾏeﾐts.    Iﾏpleﾏeﾐt  ┘aste┘ater  systeﾏ 
iﾏpro┗eﾏeﾐts  reIoﾏﾏeﾐded  as  part  of  the  PuHliI  FaIilities  FiﾐaﾐIiﾐg  Plaﾐ 
ふChapter 8 iﾐ this Plaﾐぶ.     
 

7-3:   Stormwater and Flood Management 

The  “aliﾐas  Ri┗er  Iorridor  is  IharaIterized  Hy  fairly  steep  slope  Haﾐks,  saﾐdy  Hottoﾏs,  aﾐd  ripariaﾐ 
┗egetatioﾐ.    The  ri┗er  draiﾐs  a  large  ┘atershed,  e┝teﾐdiﾐg  roughly  1ヲヰ  ﾏiles  froﾏ  its  head┘aters 
southeast of “aﾐta Margarita to the PaIifiI OIeaﾐ at Elkhorﾐ “lough iﾐ Moﾐterey Couﾐty.  Just south of 
“aﾐ  Miguel,  at  the  IoﾐflueﾐIe  of  the  Estrella  Ri┗er  aﾐd  the  “aliﾐas  Ri┗er,  is  a  large  aﾐd  relati┗ely 
uﾐdefiﾐed flood plaiﾐ.  

The “aliﾐas Ri┗er is the priﾏary draiﾐage feature iﾐ “aﾐ Miguel.  Draiﾐage geﾐerally sheet‐flo┘s froﾏ the 
higher topography oﾐ the ┘est side of to┘ﾐ to┘ards the ri┗er.  Ne┘er suHdi┗isioﾐs either retaiﾐ ┘ater 
oﾐ‐site  ふas  is  the  Iase  iﾐ  Missioﾐ  Heightsぶ  or  IoﾐﾐeIt  to  the  Ri┗er  Road  storﾏ  draiﾐ,  ┘hiIh  itself 
disIharges to the “aliﾐas Ri┗er.  The “aﾐ La┘reﾐIe TerraIe area draiﾐs to aﾐ uﾐﾐaﾏed triHutary streaﾏ 
to the “aliﾐas Ri┗er.   
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BeIause of  the  laIk of  storﾏ draiﾐ  iﾐfrastruIture, ┘heﾐ  it  raiﾐs,  Iertaiﾐ  lo┘ poiﾐts  iﾐ  the  Ioﾏﾏuﾐity 
HeIoﾏe  iﾐuﾐdated.    These areas  are  geﾐerally  aloﾐg N  “treet  aﾐd ﾐear Missioﾐ  “treet’s  iﾐterseItioﾐs 
┘ith 1ヲth through 1ヶth “treets.   

Iﾐ  ヲヰヰン,  a  Ioﾏpreheﾐsi┗e draiﾐage  study ┘as prepared  for  “aﾐ Miguel.    This  study  ideﾐtified  se┗eral 
draiﾐage  iﾏpro┗eﾏeﾐts,  iﾐIludiﾐg  storﾏ  draiﾐs  aﾐd  perIolatioﾐ  Hasiﾐs.    The  draiﾐage  plaﾐ  is 
iﾏpleﾏeﾐted  iﾐIreﾏeﾐtally  as  ﾐe┘  de┗elopﾏeﾐt  oIIurs.    It  is  aﾐtiIipated  that  o┗er  tiﾏe,  draiﾐage 
faIilities ┘ill He desigﾐed to perIolate aﾐd repleﾐish grouﾐd┘ater rather thaﾐ disIharge to the “aliﾐas 
Ri┗er.  Estiﾏated storﾏ┘ater systeﾏ upgrades ﾐeeded Hy ヲヰンヵ iﾐIlude the follo┘iﾐg: 

 CorreIt e┝istiﾐg draiﾐage systeﾏ defiIieﾐIies, iﾐIludiﾐg pipes, ditIhes, aﾐd outfalls. 
 E┝paﾐd the draiﾐage systeﾏ. 
 IﾐIorporate Lo┘ IﾏpaIt De┗elopﾏeﾐt aﾐd grouﾐd┘ater reIharge praItiIes iﾐto draiﾐage plaﾐs. 

 

7‐3.1: Stormwater	Drainage	Policies	
 

PoliIy Α‐Α: Pro┗ide  Ioﾏpreheﾐsi┗e  storﾏ┘ater  ﾏaﾐageﾏeﾐt  to  ﾏiﾐiﾏize  floodiﾐg  aﾐd 
property daﾏage throughout the Ioﾏﾏuﾐity.   
 

PoliIy Α‐8: Desigﾐ  aﾐd  IoﾐstruIt  a  storﾏ┘ater  systeﾏ  that ﾏiﾐiﾏizes  iﾏpaIts  to  surfaIe 
aﾐd grouﾐd┘ater aﾐd ﾏaiﾐtaiﾐs ri┗ers aﾐd Ireeks iﾐ their ﾐatural state.   
 

PoliIy Α‐Γ: Reケuire the use of suitaHle Lo┘ IﾏpaIt De┗elopﾏeﾐt ふLIDぶ teIhﾐiケues aﾐd Hest 
ﾏaﾐageﾏeﾐt  praItiIes  iﾐ  site  desigﾐ  aﾐd  de┗elopﾏeﾐt,  Hoth  oﾐ  pri┗ate  aﾐd 
puHliI laﾐd.   
 

PoliIy Α‐1ヰ: Grouﾐd┘ater  reIharge  shall  He  a  priority  iﾐ  storﾏ┘ater  aﾐd  draiﾐage  systeﾏ 
desigﾐ.   
 

PoliIy Α‐11: De┗elop  iﾐ a ﾏaﾐﾐer  that ﾏiﾐiﾏizes  risks  to  life aﾐd property assoIiated ┘ith 
floodiﾐg.   

 
PoliIy Α‐1ヲ: Coﾐsider optioﾐs to address Ihaﾐges iﾐ floodiﾐg hazards should Iliﾏate Ihaﾐge 

alter historiI floodiﾐg patterﾐs.   
 

7‐3.2: Stormwater	Drainage	Programs	
 

Prograﾏ Α‐ヵ: Update  the  Saﾐ Miguel  Draiﾐage  Plaﾐ.   Update  the  Ioﾏﾏuﾐity┘ide draiﾐage 
plaﾐ for “aﾐ Miguel to refleIt Iurreﾐt Ioﾐditioﾐs aﾐd aﾐtiIipated de┗elopﾏeﾐt.  
The Draiﾐage Plaﾐ Update should iﾐIlude the follo┘iﾐg Ioﾏpoﾐeﾐts: 
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aぶ Coordiﾐatioﾐ ┘ith the “aﾐ Miguel Coﾏﾏuﾐity “er┗iIes DistriIt .   
 

Prograﾏ Α‐ヶ: IﾐIorporatioﾐ  of  LID  teIhﾐiケues  aﾐd  eﾏphasis  oﾐ  grouﾐd┘ater  reIharge  o┗er 
direIt Ioﾐ┗eyaﾐIe to surfaIe ┘aters.   

aぶ De┗elopﾏeﾐt  of  aﾐ  さalterﾐati┗e  IoﾏpliaﾐIe  plaﾐざ  for  re┗ie┘  aﾐd 
appro┗al  Hy  the  Regioﾐal  Water  Quality  Coﾐtrol  Board.    “uIh  a  plaﾐ 
┘ould pro┗ide alterﾐati┗e ﾏeaﾐs of  storﾏ┘ater ﾏaﾐageﾏeﾐt  for  iﾐfill 
lots that Iaﾐﾐot aIIoﾏﾏodate laﾐd‐iﾐteﾐsi┗e draiﾐage features.   

Hぶ IﾐIlusioﾐ  of  a  fuﾐdiﾐg  aﾐd  fiﾐaﾐIiﾐg  Ioﾏpoﾐeﾐt.  Post‐Coﾐstructioﾐ 
Storﾏwater Maﾐageﾏeﾐt Special Circuﾏstaﾐces. Aﾐy regulated projeIt 
that  Iaﾐﾐot  prepare  a  “torﾏ┘ater  Coﾐtrol  Plaﾐ  Ioﾐsisteﾐt  ┘ith  the 
reケuireﾏeﾐts of “eItioﾐ ヲヲ.1ヰ.1ヵヵ of the Laﾐd Use OrdiﾐaﾐIe, shall He 
addressed  iﾐ  a  plaﾐ  that  iﾐIorporates  aﾐ  aIIeptaHle  alterﾐati┗e 
IoﾏpliaﾐIe proIedure as pro┗ided  iﾐ “eItioﾐ ヲヲ.1ヰ.1ヵヵ.G. of  the Laﾐd 
Use  OrdiﾐaﾐIe  aﾐd  iﾐ  “eItioﾐ  B.ヶ.  of  AttaIhﾏeﾐt  1  to  RWQCB 
Resolutioﾐ No. Rン‐ヲヰ1ン‐ヰヰンヲ. Appro┗al Hy the E┝eIuti┗e DireItor of the 
RWQCB  shall  He  pro┗ided  to  the  Couﾐty  Departﾏeﾐt  of  Plaﾐﾐiﾐg  aﾐd 
Buildiﾐg prior to the issuaﾐIe of a Huildiﾐg perﾏit for aﾐy suIh regulated 
projeIt.  Iﾐ  the  e┗eﾐt  the  “aﾐ  Miguel  Draiﾐage  Plaﾐ  is  updated  aﾐd 
iﾏpleﾏeﾐted, aﾐd is appro┗ed Hy the E┝eIuti┗e DireItor of the RWQCB 
as  aﾐ  aIIeptaHle ┘atershed  or  regioﾐal  draiﾐage  plaﾐ  for  purposes  of 
post‐IoﾐstruItioﾐ  storﾏ┘ater  ﾏaﾐageﾏeﾐt,  theﾐ  this  ﾏitigatioﾐ 
ﾏeasure ┘ill He fulfilled. 

PossiHle  speIifiI ﾏeasures  that ﾏay  He  Ioﾏpoﾐeﾐts  of  aﾐ  alterﾐati┗e 
IoﾏpliaﾐIe plaﾐ iﾐIlude aﾐ adjustﾏeﾐt of up to 1ヰ perIeﾐt iﾐ the ruﾐoff 
reteﾐtioﾐ  staﾐdard  that  other┘ise  applies  to  post‐IoﾐstruItioﾐ 
storﾏ┘ater  ﾏaﾐageﾏeﾐt.  Coﾐtrol  of  ruﾐoff  through  a  speIifiI  offsite 
iﾏpro┗eﾏeﾐt ﾏay He aIIeptaHle iﾐ soﾏe projeIts. Use aﾐd justifiIatioﾐ 
of aﾐ alterﾐate le┗el of ruﾐoff Ioﾐtrol ﾏay He aIIeptaHle. The Ioﾐditioﾐ 
aﾐd flo┘ IharaIteristiIs of the reIei┗iﾐg Hody of ┘ater, the “aliﾐas Ri┗er 
iﾐ this Iase, ﾏay iﾐflueﾐIe the aIIeptaHility of aﾐ alterﾐati┗e IoﾏpliaﾐIe 
plaﾐ.  Fulfilliﾐg  oHjeIti┗es  related  to  eﾐhaﾐIiﾐg  pedestriaﾐ‐orieﾐted 
aﾐd/or  puHliI  traﾐsit‐orieﾐted  de┗elopﾏeﾐt  ﾏay  also  He  a  faItor, 
although  this  ┘ould  reケuire  appro┗al  of  the  “aﾐ  Miguel  area  as  aﾐ 
さUrHaﾐ “ustaiﾐaHility Areaざ prior  to  suIh Ioﾐsideratioﾐ. This  list  is ﾐot 
e┝hausti┗e,  siﾐIe  the  RWQCB  alterﾐati┗e  IoﾏpliaﾐIe  pro┗isioﾐs  also 
allo┘  for  さOther  situatioﾐs  as  appro┗ed  Hy  the  Ceﾐtral  Coast  Water 
Board  E┝eIuti┗e  OffiIer  ふRWQCB  Resolutioﾐ  No.  Rン‐ヲヰ1ン‐ヰヰンヲ, 
AttaIhﾏeﾐt 1, “eItioﾐ C.ヴぶ.  
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Prograﾏ Α‐Α: Storﾏwater  systeﾏ  iﾏproveﾏeﾐts.    Iﾏpleﾏeﾐt  storﾏ┘ater  aﾐd  draiﾐage 
systeﾏ  iﾏpro┗eﾏeﾐts  reIoﾏﾏeﾐded  as  part  of  the  PuHliI  FaIilities  FiﾐaﾐIiﾐg 
Plaﾐ ふChapter 8 iﾐ this Plaﾐぶ.     
 

7-4:   Utilities 

7‐4.1: Electric	
PaIifiI Gas aﾐd EleItriI ふPG&Eぶ pro┗ides eleItriIity to “aﾐ Miguel.  EleItriI ser┗iIe is pro┗ided Hy ┘ay 
of o┗erhead liﾐes iﾐ ﾏost of the Ioﾏﾏuﾐity, ┘ith ﾐe┘er suHdi┗isioﾐs ha┗iﾐg uﾐdergrouﾐd utilities.  
As  the  Ioﾏﾏuﾐity  de┗elops,  e┝paﾐsioﾐ of  traﾐsﾏissioﾐ  liﾐes  aﾐd  other  distriHutioﾐ  iﾐfrastruIture 
ﾏay He ﾐeIessary.  

7‐4.2: Natural	Gas	
“outherﾐ Califorﾐia Gas Coﾏpaﾐy pro┗ides ﾐatural gas ser┗iIe to parts of “aﾐ Miguel.   The ser┗iIe 
does ﾐot preseﾐtly e┝teﾐd to the Ieﾐtral Husiﾐess distriIt.  The “aﾐ La┘reﾐIe TerraIe ﾐeighHorhood 
aﾐd older hoﾏes iﾐ the to┘ﾐ itself ふde┗eloped prior to gas ser┗iIe a┗ailaHilityぶ rely oﾐ iﾐdi┗idual oﾐ‐
site propaﾐe taﾐks.   

7‐4.3: Telecommunications	
Verizoﾐ  is  the  priﾏary  ser┗iIe  pro┗ider  for  laﾐd‐liﾐe  teleIoﾏﾏuﾐiIatioﾐs  ser┗iIes  iﾐ  “aﾐ Miguel.  
Certaiﾐ  other  teleIoﾏﾏuﾐiIatioﾐs  ser┗iIes  are  a┗ailaHle  through  the  IaHle  systeﾏ  or  through 
┘ireless Iarriers.   

7‐4.4: Cable	Television	
Charter CaHle operates the IaHle systeﾏ iﾐ the Ioﾏﾏuﾐity of “aﾐ Miguel.  “er┗iIes a┗ailaHle o┗er 
IaHle iﾐIlude tele┗isioﾐ, HroadHaﾐd iﾐterﾐet, aﾐd telephoﾐe.  

7‐4.5: Fiber	Optics	
FiHer optiI ser┗iIes are ﾐot preseﾐtly a┗ailaHle iﾐ “aﾐ Miguel.  AT&T o┘ﾐs a fiHer optiI liﾐe that ruﾐs 
iﾐ the Uﾐioﾐ PaIifiI right‐of‐┘ay, ┘hiIh poses aﾐ opportuﾐity for future ser┗iIes.  PuHliI‐pri┗ate 
partﾐerships Iaﾐ He used to e┝pedite the spread aﾐd upgrade of HroadHaﾐd. 
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FIGURE 7‐A:  Fiber Optics Deployﾏeﾐt 

	

7‐4.6: Utilities	Policies	
 

PoliIy Α‐1ン: Coordiﾐate ┘ith utility Ioﾏpaﾐies to pro┗ide the Ioﾏﾏuﾐity ┘ith a full array of 
reliaHle utility ser┗iIes.   
 

PoliIy Α‐1ヴ: EﾐIourage the use of reﾐe┘aHle eﾐergy sourIes, suIh as iﾐdi┗idual solar 
systeﾏs, iﾐ ﾐe┘ de┗elopﾏeﾐt projeIts aﾐd reﾏodels of e┝istiﾐg struItures.   

 
PoliIy Α‐1ヵ: Reケuire ﾐe┘ suHdi┗isioﾐs to iﾐstall fiHer optiI Ioﾐduits as part of their puHliI 

iﾏpro┗eﾏeﾐt oHligatioﾐs. 
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Coordiﾐate uﾐdergrouﾐd utility ┘ork aloﾐg 1ヰth “treet aﾐd Ri┗er Road iﾐ order to iﾐstall fiHer 
optiI Ioﾐduits to ser┗e the IoﾏﾏerIial areas aloﾐg Iﾐdiaﾐ Valley Road aﾐd Ceﾏetery Road. 

 

7‐4.7: Utilities	Implementing	Programs	
 

Prograﾏ Α‐8: Gas  Service  to  Ceﾐtral  Busiﾐess  District.    E┝plore  le┗eragiﾐg  Coﾏﾏuﾐity 
De┗elopﾏeﾐt BloIk Graﾐt fuﾐds to IoﾐstruIt a gas  liﾐe to ser┗iIe properties  iﾐ 
the Ceﾐtral Busiﾐess DistriIt.   
 

Prograﾏ Α‐Γ: Fiber Optic Turﾐout.   E┝plore fiﾐaﾐIiﾐg optioﾐs to de┗elop a fiHer optiI ser┗iIe 
turﾐout aloﾐg the AT&T liﾐe.  Go┗erﾐﾏeﾐt assistaﾐIe iﾐ estaHlishiﾐg a fiHer optiI 
HaIkHoﾐe ﾏay He ﾐeIessary Hefore suffiIieﾐt IoﾏﾏerIial iﾐterest is geﾐerated..   
 

Prograﾏ Α‐1ヰ: Eﾐergy costs.  Ideﾐtify opportuﾐities to reduIe eﾐergy Iosts iﾐ the Ioﾏﾏuﾐity.   
 

Prograﾏ Α‐11: Uﾐdergrouﾐdiﾐg.  Coordiﾐate ┘ith utility Ioﾏpaﾐies to uﾐdergrouﾐd e┝istiﾐg 
ﾏajor utility liﾐes.   
 

Prograﾏ Α‐1ヲ: Solar eﾐergy.  Work ┘ith the Ioﾏﾏuﾐity aﾐd PG&E to pursue a Ioﾏﾏuﾐity┘ide 
solar eﾐergy systeﾏ 
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Chapter 8:  Public Facilities Financing Plan 

8-1:   Summary and Key Findings 

This  PuHliI  FaIilities  FiﾐaﾐIiﾐg  Plaﾐ  ふPFFPぶ  for  the  “aﾐ  Miguel  Coﾏﾏuﾐity  Plaﾐ  ┘as  prepared  Hy 
EIoﾐoﾏiI &  Plaﾐﾐiﾐg  “ysteﾏs,  IﾐI.  ふEP“ぶ  iﾐ  assoIiatioﾐ ┘ith  RiIk  Eﾐgiﾐeeriﾐg.    The  PFFP  pro┗ides  aﾐ 
o┗er┗ie┘  of  the  deﾏographiI  aﾐd  gro┘th  assuﾏptioﾐs  for  the  Coﾏﾏuﾐity  of  “aﾐ Miguel  duriﾐg  the 
Coﾏﾏuﾐity Plaﾐ horizoﾐ year ふthrough ヲヰンヵぶ aﾐd desIriHes aﾐd ケuaﾐtifies the puHliI faIilities ﾐeeded iﾐ 
the Coﾏﾏuﾐity of “aﾐ Miguel duriﾐg the saﾏe period.  The faIilities that are ideﾐtified are Hased oﾐ the 
Coﾏplete Coﾏﾏuﾐities “ur┗ey FaIilities Iﾐ┗eﾐtory prepared Hy The Plaﾐﾐiﾐg Ceﾐter│DC&E1  as ┘ell as 
iﾐput froﾏ Couﾐty staff, the Wood Rodgers Draft Traﾐsportatioﾐ IﾏpaIt Fee Update ふAugust ヲヰ1ヴぶ, aﾐd 
additioﾐal  Iost  estiﾏates  pro┗ided  Hy  RiIk  Eﾐgiﾐeeriﾐg.    E┝istiﾐg  aﾐd  poteﾐtial  fuﾐdiﾐg  sourIes  are 
ideﾐtified aﾐd aligﾐed Hy faIility iﾏpro┗eﾏeﾐt type aﾐd are Ioﾐsisteﾐt ┘ith the poliIies Ioﾐtaiﾐed iﾐ the 
Coﾏplete  Coﾏﾏuﾐities  “ur┗ey  Fuﾐdiﾐg  aﾐd  FiﾐaﾐIiﾐg  Plaﾐ  ふNo┗eﾏHer  ヲヰ1ンぶ.    The  fiﾐal  Ihapter 
reIoﾏﾏeﾐds  fuﾐdiﾐg  poliIies  aﾐd  aItioﾐs  to  iﾏpleﾏeﾐt  the  iﾏpro┗eﾏeﾐts  ideﾐtified  iﾐ  the  FaIilities 
Iﾐ┗eﾐtory. 

This FiﾐaﾐIiﾐg Plaﾐ has Heeﾐ iﾐforﾏed aﾐd guided Hy Iurreﾐt plaﾐﾐiﾐg efforts iﾐ the Coﾏﾏuﾐity of “aﾐ 
Miguel, iﾐIludiﾐg the Draft “aﾐ Miguel Coﾏﾏuﾐity Plaﾐ ふJuﾐe ヲヰ1ンぶ, the “aﾐ Miguel EIoﾐoﾏiI “trategy 
prepared Hy The Natelsoﾐ Dale Group, IﾐI. ふTNDGぶ iﾐ May ヲヰ1ン, aﾐd the Coﾏplete Coﾏﾏuﾐities “ur┗ey 
FaIilities Iﾐ┗eﾐtory prepared Hy The Plaﾐﾐiﾐg Ceﾐter│DC&E ふAugust ヲヰ1ヲぶ.   EaIh is Hriefly suﾏﾏarized 
Helo┘ aﾐd its appliIaHility to the FiﾐaﾐIiﾐg Plaﾐ is ﾐoted. 

The Saﾐ Miguel Coﾏﾏuﾐity Plaﾐ.  The “aﾐ Miguel Coﾏﾏuﾐity Plaﾐ estaHlishes a ┗isioﾐ  for  the  future 
that  ┘ill  guide  de┗elopﾏeﾐt  iﾐ  “aﾐ  Miguel  through  the  year  ヲヰンヵ.    The  Plaﾐ  Hegaﾐ  ┘ith  a 
Ioﾏpreheﾐsi┗e outreaIh proIess IoﾐduIted Hy Califorﾐia PolyteIhﾐiI “tate Uﾐi┗ersity, City aﾐd Regioﾐal 
Plaﾐﾐiﾐg studeﾐts iﾐ ヲヰ1ヰ aﾐd ヲヰ11. The resultiﾐg ┗isioﾐ stateﾏeﾐt ┘as theﾐ refiﾐed Hy the “aﾐ Miguel 
For┘ard CollaHorati┗e, ┘hiIh forﾏed  iﾐ ヲヰ1ヲ to pro┗ide Ioﾐseﾐsus‐Hased  iﾐput  froﾏ resideﾐts of “aﾐ 
Miguel. The Haseliﾐe aﾐd projeIted deﾏographiI aﾐd eIoﾐoﾏiI IharaIteristiIs of “aﾐ Miguel used iﾐ the 
FiﾐaﾐIiﾐg  Plaﾐ,  are  takeﾐ  froﾏ  Ihapters  ヲ  aﾐd  ン  of  the  Draft  “aﾐ  Miguel  Coﾏﾏuﾐity  Plaﾐ.    The 
Coﾏﾏuﾐity Plaﾐ is Iurreﾐtly iﾐ draft forﾏ ┘ith a plaIe holder for the PFFP.   

The Saﾐ Miguel Coﾏﾏuﾐity Plaﾐ – Ecoﾐoﾏic Strategy.  Though the “tudy Area e┗aluated iﾐ the TNDG 
report  e┝teﾐds  Heyoﾐd  the  Coﾏﾏuﾐity  of  “aﾐ  Miguel  to  iﾐIlude  portioﾐs  of  “aﾐ  Luis  OHispo  aﾐd 
Moﾐterey  Iouﾐties,  the  TNDG  report  iﾐIludes  a  pertiﾐeﾐt  desIriptioﾐ of  Iurreﾐt  eIoﾐoﾏiI  Ioﾐditioﾐs 
┘ithiﾐ  the  “aﾐ  Miguel  Ioﾏﾏuﾐity.    The  TNDG  report  also  iﾐIludes  Iase  studies  of  Califorﾐia 
Ioﾏﾏuﾐities  possessiﾐg  IoﾏparaHle  features  to  “aﾐ  Miguel,  a  ﾏarket  aﾐalysis  for  retail,  offiIe  aﾐd 

                                                            
1 Now PlaceWorks. 
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iﾐdustrial  uses,  aﾐ  aﾐalysis  of  ┗itiIulture  aﾐd  ┘iﾐe  produItioﾐ  as  it  pertaiﾐs  to  “aﾐ  Miguel,  aﾐd  a 
disIussioﾐ of eIoﾐoﾏiI strategies for the Ioﾏﾏuﾐity goiﾐg for┘ard.   

Coﾏplete Coﾏﾏuﾐities Survey – The “ur┗ey iﾐIluded a FaIilities Iﾐ┗eﾐtory that pro┗ides aﾐ o┗er┗ie┘ of 
“aﾐ Miguel’s e┝istiﾐg aﾐd future ﾐeeds for utility iﾐfrastruIture, traﾐsportatioﾐ aﾐd puHliI faIilities.  This 
FiﾐaﾐIiﾐg Plaﾐ relies upoﾐ the fiﾐdiﾐgs froﾏ the Coﾏplete Coﾏﾏuﾐities “ur┗ey FaIilities Iﾐ┗eﾐtory that 
pertaiﾐ  to  the  Coﾏﾏuﾐity  of  “aﾐ  Miguel  ふiﾐ  additioﾐ  to  Couﾐty  “taff  iﾐputぶ  as  the  Hasis  of  the 
iﾐfrastruIture  aﾐd  faIility  ﾐeeds.    The  “ur┗ey  also  iﾐIluded  a  Fuﾐdiﾐg  aﾐd  FiﾐaﾐIiﾐg  Plaﾐ  to  guide 
iﾏpleﾏeﾐtatioﾐ aﾐd suHseケueﾐt Ioﾏﾏuﾐity plaﾐs; the Iurreﾐt PuHliI FaIilities Plaﾐ applies the poliIies 
aﾐd  prograﾏs  desIriHed  iﾐ  the  Coﾏplete  Coﾏﾏuﾐities  “ur┗ey  Fuﾐdiﾐg  aﾐd  FiﾐaﾐIiﾐg  Plaﾐ  to  “aﾐ 
Miguel’s faIility ﾐeeds. 

DeﾏographiI  aﾐd  real  estate  data  froﾏ  the  FaIilities  Iﾐ┗eﾐtory  refleIts  a  geographiI  Houﾐdary 
Ioﾐsisteﾐt ┘ith the “aﾐ Miguel UrHaﾐ Reser┗e Liﾐe ふURLぶ, ┘hiIh is sho┘ﾐ oﾐ Figure 1B ふChapter 1ぶ aﾐd 
Ioﾏpared  ┘ith  the  geographiI  Houﾐdary  of  the  Ceﾐsus  Desigﾐated  PlaIe  ふCDPぶ  aﾐd  the  “aﾐ Miguel 
Coﾏﾏuﾐity “er┗iIe DistriIt ふC“Dぶ Houﾐdaries.  The deﾏographiI aﾐd real estate data for “aﾐ Miguel iﾐ 
the  Coﾏplete  Coﾏﾏuﾐities  “ur┗ey  has  siﾐIe  Heeﾐ  refiﾐed  through  the  Coﾏﾏuﾐity  Plaﾐ  proIess; 
ho┘e┗er, the fiﾐdiﾐgs froﾏ the Coﾏplete Coﾏﾏuﾐities “ur┗ey reﾏaiﾐ appliIaHle.   

8‐1.1: Key	Findings	
1. The facility and infrastructure improvements identified for the Community of San 

Miguel will be costly and require a broad range of funding sources and financing 

mechanisms to construct and maintain. 

Nearly $42.0 million of capital improvement projects are identified for the Community of San 

Miguel, which are fairly evenly distributed across utility infrastructure, transportation and 

public facilities.  At the completion of this full set of improvements, the additional operations 

and maintenance costs will also be significant.   

2. The facility and infrastructure improvements identified in the Facilities Inventory 

are an integral part of the County’s efforts to revitalize and enhance the Community 

of San Miguel.   

Iﾐ┗estﾏeﾐts iﾐ the さpuHliI realﾏざ are a key aspeIt of the Couﾐty’s eIoﾐoﾏiI de┗elopﾏeﾐt effort to 
re┗italize “aﾐ Miguel.  Iﾐ┗estﾏeﾐts iﾐ utilities, traﾐsportatioﾐ iﾐfrastruIture, streetsIapes, parks aﾐd 
puHliI  faIilities  ha┗e  Heeﾐ  sho┘ﾐ  to  iﾐduIe  pri┗ate  iﾐ┗estﾏeﾐt,  de┗elopﾏeﾐt,  aﾐd  iﾐIreased 
eIoﾐoﾏiI  aIti┗ity,  ┘here  other  key  iﾐgredieﾐts,  suIh  as  ﾏarket  deﾏaﾐd,  are  also  preseﾐt.    This 
syﾐergistiI  relatioﾐship  Het┘eeﾐ  puHliI  aﾐd  pri┗ate  iﾐ┗estﾏeﾐt  Iaﾐ  Ireate  a  raﾐge  of  puHliI  aﾐd 
pri┗ate Heﾐefits,  iﾐIludiﾐg iﾏpro┗ed property ┗alues that Iaﾐ,  iﾐ turﾐ, IoﾐtriHute to the fuﾐdiﾐg of 
additioﾐal iﾏpro┗eﾏeﾐts.   

3. New development in the Community will generate real estate value that serves as a 

basis for funding infrastructure improvements.   

Couﾐty de┗elopﾏeﾐt projeItioﾐs  iﾐdiIate the poteﾐtial for ﾐe┘ de┗elopﾏeﾐt  iﾐ the Coﾏﾏuﾐity of 
“aﾐ  Miguel  Het┘eeﾐ  ﾐo┘  aﾐd  ヲヰンヵ.    Laﾐd  aﾐd  de┗elopﾏeﾐt‐Hased  fuﾐdiﾐg  sourIes  iﾐIlude 
de┗elopﾏeﾐt  iﾏpaIt  fees,  road  iﾏpro┗eﾏeﾐt  fees,  aﾐd  speIial  ta┝es  or  assessﾏeﾐts.    While 
de┗elopﾏeﾐt iﾏpaIt fees paid Hy ﾐe┘ de┗elopﾏeﾐt are used e┝Ilusi┗ely for Iapital  iﾏpro┗eﾏeﾐts 

Attachment 2 - San Miguel Community Plan Update - 

Planning Commission Recommended Changes

164 of 445



Page | 8‐ン 
 

ser┗iﾐg ﾐe┘ de┗elopﾏeﾐt, speIial ta┝es aﾐd assessﾏeﾐts ﾏay He used for Iapital iﾏpro┗eﾏeﾐts or 
oﾐgoiﾐg  ﾏaiﾐteﾐaﾐIe  aﾐd  operatioﾐs  Iosts.    Based  oﾐ  de┗elopﾏeﾐt  projeItioﾐs  through  ヲヰンヵ, 
PuHliI  FaIility  De┗elopﾏeﾐt  IﾏpaIt  Fees  re┗eﾐues  Iould  total  ﾐearly  $ヲ.ヴ ﾏillioﾐ  aﾐd  C“D Utility 
CoﾐﾐeItioﾐ Fees are estiﾏated to total ﾏore thaﾐ $Γ.ヰ ﾏillioﾐ.2     

Iﾐ additioﾐ, traﾐsportatioﾐ  iﾏpaIt fee re┗eﾐue ┘ill He IolleIted to fuﾐd the traﾐsportatioﾐ‐related 
iﾏpro┗eﾏeﾐts  iﾐIluded  iﾐ  the  fee prograﾏ  ふe.g.,  the Missioﾐ  “t./1ヴth  “t.  Ri┗er  Road  IﾐterseItioﾐ 
“igﾐalizatioﾐ Iﾏpro┗eﾏeﾐts aﾐd the Ri┗er Road Wideﾐiﾐg Iﾏpro┗eﾏeﾐtsぶ.  While the fee le┗els are 
still iﾐ the proIess of Heiﾐg refiﾐed, it is e┝peIted that the fee prograﾏ ┘ill fuﾐd appro┝iﾏately $ヲ.ヲ 
ﾏillioﾐ of traﾐsportatioﾐ iﾏpro┗eﾏeﾐts.3  Total traﾐsportatioﾐ‐related iﾏpro┗eﾏeﾐts Iurreﾐtly total 
$1ヶ.ヰ  ﾏillioﾐ,  so  additioﾐal  fuﾐdiﾐg  sourIes  ┘ill  ﾐeed  to  He  ideﾐtified.    E┝istiﾐg  iﾐfrastruIture 
defiIieﾐIies Iaﾐﾐot He fuﾐded through iﾏpaIt fees.  

4. To fund existing deficiencies, a broad range of existing and new sources will be 

required. 

Poteﾐtial sourIes a┗ailaHle to fuﾐd e┝istiﾐg defiIieﾐIies ﾏay iﾐIlude a Iouﾐty┘ide sales ta┝ iﾐIrease, 
speIial  ta┝es  ふe.g.,  Mello‐Roos  CFDぶ,  graﾐts,  utility  re┗eﾐues  aﾐd  re┗eﾐue  Hoﾐds  aﾏoﾐg  others.  
These ┘ill  reケuire additioﾐal detailed  fiﾐaﾐIial  feasiHility e┗aluatioﾐ.   “oﾏe ﾏeasures ﾏay  reケuire 
┗oter appro┗al aﾐd aﾐalysis of relati┗e Iosts aﾐd Heﾐefits.  

5. Facility and infrastructure improvements will need to be further prioritized and 

phased to improve feasibility.   

ReIogﾐiziﾐg  the  IoﾐsideraHle  resourIes  reケuired  to  iﾏpleﾏeﾐt  the  Ioﾏplete  set  of  faIility 
iﾏpro┗eﾏeﾐts  aﾐd  sigﾐifiIaﾐt  fuﾐdiﾐg  Ioﾐstraiﾐts,  strategiI  prioritizatioﾐ  aﾐd  phasiﾐg  ┘ill  He 
ﾐeIessary  to  aIhie┗e  the  ideﾐtified  iﾏpro┗eﾏeﾐts.    Iﾐ OItoHer ヲヰ1ヲ,  a puHliI ┘orkshop ┘as held 
that  iﾐIluded e┝erIises foIusiﾐg oﾐ ┘hiIh Ioﾏﾏuﾐity faIilities should He prioritized through ヲヰンヵ. 
Furtherﾏore, a FaIilities  Iﾐ┗eﾐtory “ur┗ey ┘as seﾐt to resideﾐts  iﾐ “aﾐ Miguel that asked theﾏ to 
prioritize  Ioﾏﾏuﾐity  faIilities  for  the  Ioﾏﾏuﾐity.    IﾐfrastruIture  iﾏpro┗eﾏeﾐts  iﾐ  “aﾐ  Miguel 
represeﾐt a high priority for the Ioﾏﾏuﾐity, partiIularly ┘ater supply, ┘ater systeﾏ aﾐd draiﾐage 
iﾏpro┗eﾏeﾐts.  Additioﾐally, there is likely to He a Ioﾐtiﾐuiﾐg proIess of refiﾐeﾏeﾐt aﾐd updatiﾐg to the 
HasiI iﾐfrastruIture iteﾏs aﾐd Iosts ideﾐtified iﾐ the Plaﾐ.  Through this proIess, it ﾏay He possiHle to aIhie┗e 
Iost sa┗iﾐgs aﾐd effiIieﾐIies, aﾐd refiﾐe the fiﾐaﾐIiﾐg strategies proposed iﾐ this PFFP.   

6. The overall cost burden placed on new development in San Miguel affects 

development feasibility, particularly when all development costs are considered.   

The Iuﾏulati┗e effeIt of  fees, e┝aItioﾐs aﾐd  reケuireﾏeﾐts ┘ill  ﾐeed  to He Iarefully  Ioﾐsidered  to 
a┗oid disIouragiﾐg ﾐe┘ de┗elopﾏeﾐt; the ┗alue Ireated Hy ﾐe┘ de┗elopﾏeﾐt is a priﾐIiple sourIe 

                                                            
2 The $9 million in CSD utility connection fees will be generated from development within the San 

Miguel CSD boundary and revenues will be applied to water/sewer infrastructure within the CSD 

boundary that benefits CSD ratepayers. 

3 See Table 1, page 5, of the DRAFT San Miguel Community Plan Transportation Impact Fee Update 

prepared by Wood Rodgers, dated August 2014. 
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for fuﾐdiﾐg ideﾐtified iﾏpro┗eﾏeﾐts aﾐd ﾏeetiﾐg other Couﾐty oHjeIti┗es.  Iﾐitial aﾐalysis iﾐdiIates 
that  the  proposed  ﾏeasures  Iould  He  feasiHle;  ho┘e┗er,  ﾐe┘  ta┝es  ┘ill  reケuire  ┗oter  appro┗al 
regardless  of  fiﾐaﾐIial  feasiHility,  aﾐd  the  ﾏagﾐitude  of  iﾏpaIt  fees  depeﾐds  oﾐ  future  ﾏarket 
Ioﾐditioﾐs.  

7. This Public Facilities Financing Plan includes funding goals, policies and actions that 

should be adopted as part of the Community Plan to guide the implementation of 

the infrastructure and facility improvements identified in the Facilities Inventory. 

This report reIoﾏﾏeﾐds fuﾐdiﾐg goals aﾐd assoIiated iﾏpleﾏeﾐtatioﾐ poliIies, ┘hiIh Iaﾐ ser┗e as a 
Hasis for aﾐ effiIieﾐt aﾐd eケuitaHle fiﾐaﾐIiﾐg plaﾐ.  Iﾐ additioﾐ, the Couﾐty has adopted Hy resolutioﾐ 
iﾐ ヲヰ1ヰ aﾐ  IﾐfrastruIture Plaﾐﾐiﾐg aﾐd Fuﾐdiﾐg PoliIy, ┘hiIh Iaﾐ guide  iﾐfrastruIture fuﾐdiﾐg aﾐd 
iﾐ┗estﾏeﾐts.  The goals, poliIies aﾐd aItioﾐs Ioﾐtaiﾐed hereiﾐ are Ioﾐsisteﾐt ┘ith, aﾐd e┝paﾐd upoﾐ, 
adopted Couﾐty poliIies. 

A proposed fiﾐaﾐIiﾐg plaﾐ is desIriHed iﾐ greater detail  iﾐ Chapter 5  ふaﾐd suﾏﾏarized iﾐ Table 5ぶ.  
The  Plaﾐ  iﾐIludes  e┝istiﾐg  iﾏpaIt  fees  suppleﾏeﾐted  Hy  ﾐe┘  iﾏpaIt  fees  aﾐd  a  IoﾏHiﾐatioﾐ  of 
speIial ta┝es aﾐd utility re┗eﾐues. 

Additioﾐal  steps,  as desIriHed  iﾐ Chapter  5, ┘ill  He ﾐeIessary  to  iﾏpleﾏeﾐt  the  ┗arious  fiﾐaﾐIiﾐg 
ﾏeIhaﾐisﾏs.    It  is  likely  that  the  Plaﾐ ┘ill  He  refiﾐed  as  iﾏpleﾏeﾐtatioﾐ  proIeeds  depeﾐdiﾐg  oﾐ 
aItioﾐs takeﾐ Hy the Couﾐty, the C“D, aﾐd ┗oters of the Coﾏﾏuﾐity aﾐd/or Couﾐty. 

 

8-2:   Overview of the Community of San Miguel 

This Ihapter pro┗ides a suﾏﾏary of “aﾐ Miguel’s Iurreﾐt aﾐd projeIted deﾏographiI IharaIteristiIs aﾐd 
ﾐe┘  de┗elopﾏeﾐt  poteﾐtial.    The  Couﾐty  of  “aﾐ  Luis  OHispo ﾏaiﾐtaiﾐs  populatioﾐ  aﾐd  housiﾐg  uﾐit 
Iouﾐts aﾐd has estiﾏated the Huildout poteﾐtial of “aﾐ Miguel aﾐd prepared de┗elopﾏeﾐt projeItioﾐs 
Hy laﾐd use type.     

8‐2.1: About	San	Miguel	
“aﾐ Miguel is loIated oﾐ High┘ay 1ヰ1 at the ﾐortherﾐ edge of “aﾐ Luis OHispo Couﾐty, appro┝iﾏately 1ヰ 
ﾏiles ﾐorth of Paso RoHles.  The Ioﾏﾏuﾐity Iaﾐ traIe its origiﾐs to the de┗elopﾏeﾐt of the Missioﾐ “aﾐ 
Miguel, ┘hiIh has Heeﾐ desigﾐated as a Natioﾐal HistoriI Laﾐdﾏark aﾐd reﾏaiﾐs a tourist dra┘ for the 
area.    The  ﾏajority  of  the  IoﾏﾏerIial  de┗elopﾏeﾐt  iﾐ  “aﾐ Miguel  oIIurred  duriﾐg  the  1Γヴヰs  ┘heﾐ 
ﾐearHy Caﾏp RoHerts ┘as utilized Hy  the Uﾐited “tates Arﾏy for  traiﾐiﾐg purposes.   AIIordiﾐg  to  the 
TNDG report, duriﾐg WWII, Caﾏp RoHerts housed as ﾏaﾐy as ヴヵ,ヰヰヰ troops, dri┗iﾐg deﾏaﾐd for goods 
aﾐd ser┗iIes iﾐ ﾐearHy “aﾐ Miguel.  Follo┘iﾐg sigﾐifiIaﾐt do┘ﾐsiziﾐg of Caﾏp RoHerts iﾐ the 1Γヵヰs, there 
has Heeﾐ ﾐo sigﾐifiIaﾐt rede┗elopﾏeﾐt or e┝paﾐsioﾐ of IoﾏﾏerIial aIti┗ity iﾐ “aﾐ Miguel. 

Curreﾐtly,  “aﾐ  Miguel  is  perIei┗ed  as  a  lo┘‐Iost  Hedrooﾏ  Ioﾏﾏuﾐity  ふdue  to  its  pro┝iﾏity  to  Paso 
RoHles  aﾐd  agiﾐg  hoﾏe  iﾐ┗eﾐtoryぶ  ┘ith  ﾏiﾐiﾏal  populatioﾐ  gro┘th  aﾐd  a  stalled  IoﾏﾏerIial 
eﾐ┗iroﾐﾏeﾐt.    The  TNDG  Report  desIriHes  “aﾐ  Miguel  as  a  sﾏall,  ┘alkaHle,  retireﾏeﾐt‐orieﾐted 
Ioﾏﾏuﾐity surrouﾐdiﾐg aﾐ agiﾐg ﾏaiﾐ street ふMissioﾐ “treetぶ that iﾐIludes a ﾐuﾏHer of ┗aIaﾐt aﾐd/or 
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deterioratiﾐg  Huildiﾐgs.    ReIeﾐt  puHliI  iﾏpro┗eﾏeﾐts  iﾐIlude  a  ﾐe┘  fire  statioﾐ,  aﾐ  iﾐIreased  poliIe 
preseﾐIe, aﾐd ﾐe┘ streetsIape iﾏpro┗eﾏeﾐts aloﾐg Missioﾐ “treet. 

“aﾐ Miguel is loIated at the Ieﾐter of the Moﾐterey/“aﾐ Luis OHispo ┘iﾐe regioﾐ, aﾐd ┘ithiﾐ the Paso 
RoHles  AﾏeriIaﾐ  VitiIulture  Area  ふAVAぶ,  ┘hiIh  has  gaiﾐed  iﾐterﾐatioﾐally‐reIogﾐized  elite  status  for 
┘iﾐe aﾐd is gro┘iﾐg as a tourist destiﾐatioﾐ.    Iﾐ additioﾐ to ┘iﾐe‐Ieﾐtered agro‐tourisﾏ, “aﾐ Miguel is 
loIated Ilose Hy to a ﾐuﾏHer of regioﾐal attraItioﾐs suIh as “aﾐ “iﾏeoﾐ ふHearst Castleぶ, Morro Bay, Paso 
RoHles, “aﾐ Luis OHispo aﾐd CaﾏHria. The  tourist dra┘s of  the ┘iﾐe  iﾐdustry,  the Missioﾐ “aﾐ Miguel 
aﾐd  other  regioﾐal  attraItioﾐs,  Ioupled  ┘ith  the  possiHle  rede┗elopﾏeﾐt  aﾐd  e┝paﾐsioﾐ  of  Caﾏp 
RoHerts Hy the Natioﾐal Guard, ﾏay pro┗ide poteﾐtial de┗elopﾏeﾐt opportuﾐities for “aﾐ Miguel iﾐ the 
future. 

8‐2.2: Demographics	

8‐2.2.1: Population	and	Households	
Based oﾐ data IolleIted iﾐ the “aﾐ Miguel Coﾏﾏuﾐity Plaﾐ, the Coﾏﾏuﾐity of “aﾐ Miguel has a 
Iurreﾐt  populatioﾐ  of  appro┝iﾏately  ヲ,ンンヶ  people.    The  Plaﾐ’s  populatioﾐ  estiﾏates  projeIt 
populatioﾐ  iﾐ “aﾐ Miguel to  iﾐIrease Hy ヵΑ perIeﾐt to ン,ヶヵ8 people Hy ヲヰンヵ, eケui┗aleﾐt to aﾐ 
aﾐﾐual  gro┘th  rate of 1.8 perIeﾐt.    There are appro┝iﾏately ΑンΑ housiﾐg uﾐits  iﾐ “aﾐ Miguel 
Iurreﾐtly, aIIordiﾐg to the Coﾏﾏuﾐity Plaﾐ ┘hiIh is Hased oﾐ aﾐ assuﾏptioﾐ of appro┝iﾏately 
ン.1Α people per household, as  reported Hy  the Ceﾐsus.   Assuﾏiﾐg this Iurreﾐt  ratio of people 
per  household  reﾏaiﾐs  Ioﾐsisteﾐt  o┗er  tiﾏe,  there  ┘ill  He  a  total  of  appro┝iﾏately  1,1ヵヴ 
housiﾐg  uﾐits  iﾐ  “aﾐ Miguel  iﾐ  ヲヰンヵ  to  aIIoﾏﾏodate  the  projeIted  populatioﾐ.    Iﾐ  The  “aﾐ 
Miguel  Coﾏﾏuﾐity  Plaﾐ,  the ﾏediaﾐ  household  iﾐIoﾏe  is  reported  to  He  $ヴヲ,1Αヶ,  Hased  oﾐ 
Ceﾐsus data.  Iﾐ its aﾐalysis, TNDG assuﾏes ﾏediaﾐ household iﾐIoﾏe iﾐ the larger “tudy Area 
┘ill reﾏaiﾐ Ioﾐstaﾐt at $ヶΑ,ヰΓヴ.4   

8‐2.2.2: Employment	
The “aﾐ Miguel Ceﾐsus Desigﾐated PlaIe ふCDPぶ Iurreﾐtly posts a far higher uﾐeﾏployﾏeﾐt rate 
thaﾐ Califorﾐia as a ┘hole, aﾐd ヲヵ perIeﾐt of all faﾏilies ha┗e falleﾐ Helo┘ the po┗erty le┗el iﾐ 
the  past  1ヲ  ﾏoﾐths.5   “aﾐ  Miguel  CDP  has  1,ヰヲヵ  eﾏployed  resideﾐts  o┗er  the  age  of  1ヶ, 
iﾐIludiﾐg  go┗erﾐﾏeﾐt  ┘orkers.    The  ﾏajor  iﾐdustries  that  eﾏploy  “aﾐ  Miguel  resideﾐts  are 
IoﾐstruItioﾐ  ふ18.ヰ  perIeﾐtぶ,  retail  trade  ふ1ン.Α  perIeﾐtぶ,  ﾏaﾐufaIturiﾐg  ふ1ヲ.8  perIeﾐtぶ, 
professioﾐal  ser┗iIes  ふ1ヰ.ヶ  perIeﾐtぶ,  arts,  eﾐtertaiﾐﾏeﾐt,  aﾐd  reIreatioﾐ  ふ1ヰ.ヵ  perIeﾐtぶ,  aﾐd 
other ser┗iIes ふ1ヴ.ヲ perIeﾐtぶ.   Niﾐe perIeﾐt of “aﾐ Miguel’s households reIei┗e soIial seIurity 

                                                            
4 Study Area household income is provided by San Luis Obispo County, AMBAG and ESRI.  It should 

be noted that Census data utilized in TNDG’s report estimates median income for San Miguel CDP as 

$42,176 in inflation-adjusted 2010 dollars, approximately 37 percent lower than the median income in 

the larger Study Area. 

5 U.S. Census Bureau, 2006-2010 American Community Survey. 
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Heﾐefits,  Ioﾏpared  to  ヲヴ  perIeﾐt  of  households  for  Califorﾐia  as  a  ┘hole.  Of  “aﾐ  Miguel’s 
eﾏployed resideﾐts, appro┝iﾏately ΓΑ perIeﾐt Ioﾏﾏute to joHs outside of “aﾐ Miguel.   

TNDG projeIts that total ﾐoﾐ‐farﾏ eﾏployﾏeﾐt iﾐ the “MTA ┘ill  iﾐIrease froﾏ Αヴ1 iﾐ ヲヰ1ヲ to 
Γ11 iﾐ ヲヰンヵ, a ヲン perIeﾐt iﾐIrease.  The projeItioﾐ utilizes ﾏultiple ﾏetriIs iﾐIludiﾐg aﾐtiIipated 
populatioﾐ gro┘th, joHs per persoﾐ aﾐd the proportioﾐal eﾏployﾏeﾐt relatioﾐship Het┘eeﾐ “aﾐ 
Luis OHispo Couﾐty, North Couﾐty aﾐd the “aﾐ Miguel Trade Area ふ“MTAぶ.   

Iﾐ the Ioﾏﾏuﾐity of “aﾐ Miguel, it is estiﾏated that there are appro┝iﾏately 1Αヰ joHs Hased oﾐ 
data e┝traIted froﾏ the U.“. Ceﾐsus’ LED oﾐ the Map.  Ne┘ resideﾐtial de┗elopﾏeﾐt aﾐd faIility 
iﾏpro┗eﾏeﾐts  Iould  eﾐIourage  iﾐ┗estﾏeﾐt  iﾐ  IoﾏﾏerIial  de┗elopﾏeﾐt,  ┘hiIh  ┘ould  Hriﾐg 
additioﾐal joHs to the Ioﾏﾏuﾐity.  If the ﾐuﾏHer of joHs iﾐ “aﾐ Miguel iﾐIreases iﾐ proportioﾐ 
┘ith  projeIted  ﾐoﾐ‐farﾏ  eﾏployﾏeﾐt  iﾐIreases  for  the  larger  “tudy  Area  ふprojeItioﾐ  of  ヲン 
perIeﾐt  joH  gro┘th  Het┘eeﾐ  ヲヰ1ヲ  aﾐd  ヲヰンヵぶ,  there ┘ould  He  appro┝iﾏately  ヲヰΓ  joHs  iﾐ  “aﾐ 
Miguel iﾐ ヲヰンヵ.   

Table 8-1 Population, Households and Jobs in San Miguel 

 

 

 

8‐2.3: Residential	Demand	
Deﾏaﾐd  for  ﾐe┘  hoﾏes  is  tied  to  populatioﾐ  aﾐd  household  gro┘th,  household  iﾐIoﾏes  aﾐd  hoﾏe 
priIes.   The TNDG Report desIriHes “aﾐ Miguel as a Hedrooﾏ Ioﾏﾏuﾐity  loIated at  the  friﾐge of “aﾐ 
Luis OHispo Couﾐty aﾐd Paso RoHles urHaﾐizatioﾐ. Due to agiﾐg housiﾐg stoIk, hoﾏe priIes are relati┗ely 
lo┘er  thaﾐ  iﾐ  ﾐearHy  Ioﾏﾏuﾐities  iﾐ  “aﾐ  Luis  OHispo  Couﾐty.    As  sho┘ﾐ  aHo┗e  iﾐ  Table  8‐1, 
appro┝iﾏately ヴ1Α ﾐe┘ hoﾏes are projeIted iﾐ “aﾐ Miguel Hy ヲヰンヵ.   

The Ioﾏﾏuﾐity of “aﾐ Miguel  is zoﾐed to pro┗ide IapaIity for 1,ヲンヴ ﾐe┘ resideﾐtial uﾐits, ヶ1 perIeﾐt 
siﾐgle‐faﾏily aﾐd ンΓ perIeﾐt ﾏultifaﾏily.  The ヲヰンヵ resideﾐtial projeItioﾐs geﾐerated iﾐ The “aﾐ Miguel 
Coﾏﾏuﾐity Plaﾐ are ┘ithiﾐ the Huildout IapaIity of the Coﾏﾏuﾐity. 

Item 2010 2035 Number Annual Rate Overall Increase

San Miguel
Population 2,336 3,658 1,322 1.8% 56.6%
Housing Units 737 1,154 417 1.8% 56.6%
Jobs [1] 170 209 39 0.8% 23.0%

[1] Job count reflects "Primary Jobs" as extracted from the U.S. Census' LED on the Map, 2010 data.

Sources: The San Miguel Community Plan, Tables 2-A and 3-A; U.S. Census Bureau, Center for Economic 
Studies; The Natelson Dale Group Economic Development Strategy; Economic & Planning Systems, Inc.
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8‐2.4: Retail	Demand	
Based  upoﾐ  assuﾏed  household  gro┘th  ふas  estiﾏated  Hy  TNDGぶ  aﾐd  Ioﾐstaﾐt  a┗erage  household 
iﾐIoﾏe,6 TNDG projeIts  retail  sales ┘ithiﾐ  the  larger  “aﾐ Miguel  “tudy Area ┘ill  iﾐIrease  froﾏ $ン8.ヲ 
ﾏillioﾐ  iﾐ  ヲヰ1ヲ  to  $ヶヵ.Γ ﾏillioﾐ  iﾐ  ヲヰンヵ,  a  Αヲ  perIeﾐt  iﾐIrease.    These  figures  assuﾏe ヴヰ  perIeﾐt  of 
household e┝peﾐditures Heiﾐg alloIated to retail goods  ふtypiIal  Ioﾏﾏuﾐities alloIate Het┘eeﾐ ンヰ aﾐd 
ンヵ  perIeﾐt  of  total  e┝peﾐdituresぶ  aﾐd  ヵヰ  perIeﾐt  of  all  resideﾐt  retail  dollars  Heiﾐg  Iaptured  iﾐ  “aﾐ 
Miguel  ふ┘ith ヵヰ perIeﾐt さleakiﾐgざ to regioﾐal retail Ieﾐters  iﾐ ﾐeighHoriﾐg Iities suIh as Paso RoHlesぶ.  
The TNDG  report  sho┘s  that  iﾐ  ヲヰ1ヲ,  the  Iapture  rate  for  all  retail  Iategories  is  ヲヵ perIeﾐt7,  aﾐd  to 
reaIh aﾐ a┗erage Iapture rate of ヵヰ perIeﾐt Hy ヲヰ1ヵ, additioﾐal retail spaIe ┘ill ﾐeed to He de┗eloped.  

TNDG projeIts Iaptured retail sales for resideﾐts iﾐ the “tudy Area to iﾐIrease froﾏ $8.8 ﾏillioﾐ iﾐ ヲヰ1ヲ 
to $ヲΓ.ヵ ﾏillioﾐ  iﾐ ヲヰンヵ.  To aIIouﾐt  for  retail  speﾐdiﾐg Hy ┗isitors, Husiﾐesses aﾐd  iﾐstitutioﾐs, TNDG 
iﾐIreased  the ﾏarket  area deﾏaﾐd  figures Hy  a  faItor of  1ヵ perIeﾐt  for  all  retail  Iategories ┘ith  the 
e┝Ieptioﾐ  of  Buildiﾐg/Hard┘are/Farﾏ  aﾐd  Auto  Dealers  aﾐd  Parts.    The  total  Iaptured  retail  sales 
ふresideﾐtial  aﾐd  ┗isitor/Husiﾐess/iﾐstitutioﾐalぶ  for  the  “tudy  Area  is  e┝peIted  to  iﾐIrease  froﾏ  $Γ.Γ 
ﾏillioﾐ iﾐ ヲヰ1ヲ to $ンン.ヵ ﾏillioﾐ iﾐ ヲヰンヵ.  

TNDG  projeIts  that  total  poteﾐtial  supportaHle  sケuare  footage  of  retail  spaIe,  Hased  upoﾐ  staﾐdards 
deri┗ed  froﾏ  the  UrHaﾐ  Laﾐd  Iﾐstitute’s  ふULIぶ  Dollars  &  Ceﾐts  puHliIatioﾐ,  ┘ill  iﾐIrease  froﾏ  ン8,Γンン 
sケuare feet iﾐ ヲヰ1ヲ to 1ヲΓ,ヵヶヵ sケuare feet iﾐ ヲヰンヵ.  These figures assuﾏe a ヲヰ perIeﾐt iﾐIrease iﾐ total 
sケuare  footage  to  aIIouﾐt  for  persoﾐal  aﾐd  Husiﾐess  ser┗iIes  spaIe  ふtypiIally  seeﾐ  iﾐ  ﾐeighHorhood 
shoppiﾐg faIilitiesぶ aﾐd a ヵ perIeﾐt ┗aIaﾐIy faItor, ┘hiIh refleIts a typiIal さhealthyざ retail ﾏarket.  

The “aﾐ Miguel “tudy Area Iurreﾐtly offers appro┝iﾏately 1ヰヰ,ヰヰヰ sケuare feet of retail spaIe, roughly 
ンヰ perIeﾐt of ┘hiIh is ┗aIaﾐt.   Ho┘e┗er, Iurreﾐtly ふas of ヲヰ1ヲぶ, TNDG fiﾐds that the “tudy Area Iould 
support aﾐ additioﾐal 1ヴ,ンン1 sケuare feet of retail spaIe.  By ヲヰ1ヵ, TNDG fiﾐds that the “tudy Area Iould 
support o┗er 1ヶ,ヵヰヰ  sケuare  feet of ﾐe┘ retail  spaIe aﾐd Hy ヲヰンヵ, ﾐearly 1ヰヵ,ヰヰヰ  sケuare  feet of ﾐe┘ 
spaIe.  “peIifiIally, Hy ヲヰンヵ, TNDG fiﾐds that the “tudy Area ┘ould support ﾐearly 1Γ,Αヰヰ sケuare feet of 
さFoodざ  retail,  the  eケui┗aleﾐt  of  a  sﾏall‐sIale  groIery  store,  aﾐd  aﾐ  additioﾐal  1ヵ,ヲヰヰ  sケuare  feet  of 
さGeﾐeral MerIhaﾐdiseざ spaIe, eﾐough for a drug store or siﾏilar Ioﾐ┗eﾐieﾐIe store.  

The retail projeItioﾐs pro┗ided iﾐ The “aﾐ Miguel Coﾏﾏuﾐity Plaﾐ are Hased oﾐ the TNDG Report aﾐd 
iﾐdiIate future deﾏaﾐd for a total of 1ヵヴ,ヰヰヰ sケuare feet of retail spaIe iﾐ “aﾐ Miguel Hy ヲヰンヵ.8  Retail 

                                                            
6 For the market analysis portion of the report, TNDG assumes average household income to remain 

static at $67,094 for the 23-year period. 

7 The Auto Dealers and Parts category is shown to capture zero percent of resident retail expenditures 

in 2012 as well as throughout the 23-year study period. 

8 See Table 3-A and table notes of The San Miguel Community Plan to reconcile zoning and land use 

categories. 
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spaIe Iaﾐ He de┗eloped iﾐ laﾐd zoﾐed CoﾏﾏerIial Retail or CoﾏﾏerIial “er┗iIe, although ﾏost is likely 
to oIIur iﾐ the CoﾏﾏerIial Retail zoﾐes.   

8‐2.5: Office	and	Industrial	Demand	
TNDG projeIts  that  total ﾐoﾐ‐farﾏ eﾏployﾏeﾐt  iﾐ  the “MTA ┘ill  iﾐIrease  froﾏ Αヴ1  iﾐ ヲヰ1ヲ to Γ11  iﾐ 
ヲヰンヵ, a ヲン perIeﾐt  iﾐIrease.   TNDG utilized ﾏultiple ﾏetriIs  iﾐIludiﾐg aﾐtiIipated populatioﾐ gro┘th, 
joHs per persoﾐ aﾐd the proportioﾐal eﾏployﾏeﾐt relatioﾐship Het┘eeﾐ “aﾐ Luis OHispo Couﾐty, North 
Couﾐty aﾐd the “aﾐ Miguel Trade Area ふ“MTAぶ  to projeIt eﾏployﾏeﾐt.   TNDG theﾐ applied projeIted 
eﾏployﾏeﾐt Hy  iﾐdustry  to eﾏployﾏeﾐt distriHutioﾐ perIeﾐtages Hy  type of use  ふoffiIe,  iﾐdustrial, or 
otherぶ.    TNDG  deri┗ed  these  perIeﾐtages  froﾏ  loﾐg‐terﾏ  studies  IoﾐduIted  throughout  southerﾐ 
Califorﾐia relatiﾐg offiIe aﾐd iﾐdustrial deﾏaﾐd to eﾏployﾏeﾐt gro┘th.   

The  “aﾐ  Miguel  Coﾏﾏuﾐity  Plaﾐ  pro┗ides  real  estate  projeItioﾐs  for  ヲヰンヵ  aﾐd  iﾐdiIates  that  the 
IoﾏﾏerIial sケuare footage estiﾏates are Hased oﾐ the ﾏarket estiﾏates pro┗ided iﾐ the TNDG Report.9 

8‐2.5.1: Office	
Froﾏ the TNDG eﾏployﾏeﾐt foreIasts, TNDG projeIts that offiIe eﾏployﾏeﾐt iﾐ the “MTA ┘ill 
iﾐIrease froﾏ Γ8 iﾐ ヲヰ1ヲ to 1ヲΑ Hy ヲヰンヵ, aﾐ iﾐIrease of ﾐearly ンヰ perIeﾐt.  The largest iﾐIrease 
iﾐ offiIe eﾏployﾏeﾐt is e┝peIted to oIIur duriﾐg the fi┗e year period Het┘eeﾐ ヲヰ1ヵ aﾐd ヲヰヲヰ.  
Assuﾏiﾐg  ヲヲヵ  sケuare  feet  of  offiIe  per  eﾏployee  ふHased  upoﾐ  the  ULI’s  Dollars  &  Ceﾐts 
puHliIatioﾐぶ, TNDG estiﾏates ﾐe┘ supportaHle offiIe spaIe ┘ill  iﾐIrease Hy ヶ,Γヵン Hy ヲヰンヵ.   As 
┘ith eﾏployﾏeﾐt, the largest iﾐIrease iﾐ supportaHle offiIe sケuare footage is e┝peIted to oIIur 
Het┘eeﾐ ヲヰ1ヵ aﾐd ヲヰヲヰ. 

The  offiIe  projeItioﾐs  pro┗ided  iﾐ  the  “aﾐ  Miguel  Coﾏﾏuﾐity  Plaﾐ  are  Hased  oﾐ  the  TNDG 
Report  aﾐd  iﾐdiIate  future  deﾏaﾐd  for  a  total  of  11,ヰヰヰ  sケuare  feet  of  offiIe  spaIe  iﾐ  “aﾐ 
Miguel  Hy  ヲヰンヵ.10   OffiIe  spaIe  Iaﾐ  He  de┗eloped  iﾐ  laﾐd  zoﾐed  CoﾏﾏerIial  Retail  or 
CoﾏﾏerIial  “er┗iIe,  although  ﾏost  is  likely  to  oIIur  iﾐ  the  CoﾏﾏerIial  “er┗iIe  zoﾐes.  
Appro┝iﾏately Α,ヵンヵ sケuare feet of ﾐe┘ offiIe de┗elopﾏeﾐt are projeIted Hy ヲヰンヵ. 

The “aﾐ Miguel Coﾏﾏuﾐity Plaﾐ also projeIts Light Iﾐdustrial de┗elopﾏeﾐt, ┘hiIh fuﾐItioﾐs aﾐd 
is used ﾏore like offiIe spaIe thaﾐ hea┗y iﾐdustrial spaIe.  Appro┝iﾏately ヴン,ヰヰヰ sケuare feet of 
total light iﾐdustrial de┗elopﾏeﾐt is projeIted Hy ヲヰンヵ, represeﾐtiﾐg appro┝iﾏately ンヴ,ヵヰヰ ﾐe┘ 
sケuare feet Het┘eeﾐ ﾐo┘ aﾐd ヲヰンヵ. 

8‐2.5.2: Industrial	and	Other	
Iﾐdustrial eﾏployﾏeﾐt iﾐ the larger “aﾐ Miguel “tudy Area is e┝peIted to iﾐIrease froﾏ ヲヴヲ iﾐ 
ヲヰ1ヲ  to ヲΓΑ  iﾐ ヲヰンヵ,  a ヲン perIeﾐt  iﾐIrease.    The  largest  iﾐIrease  iﾐ  iﾐdustrial  eﾏployﾏeﾐt  is 
e┝peIted to oIIur duriﾐg  the fi┗e year period Het┘eeﾐ ヲヰ1ヵ aﾐd ヲヰヲヰ.   Assuﾏiﾐg ヵヰヰ sケuare 
feet of iﾐdustrial spaIe per eﾏployee ふHased upoﾐ the ULI’s Dollars & Ceﾐts puHliIatioﾐぶ, TNDG 

                                                            
9 See Chapter 3 of The Community Plan, Table 3-A, Note a. 

10 Ibid. 
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projeIts ﾐe┘ supportaHle iﾐdustrial sケuare footage iﾐ the “tudy Area ┘ill iﾐIrease Hy ヲΓ,ンヰヰ Hy 
ヲヰンヵ.    As  ┘ith  eﾏployﾏeﾐt,  the  largest  iﾐIrease  iﾐ  supportaHle  iﾐdustrial  sケuare  footage  is 
e┝peIted to oIIur Het┘eeﾐ ヲヰ1ヵ aﾐd ヲヰヲヰ.   

This projeItioﾐ of ヲΓ,ンヰヰ sケuare feet  is for the larger “tudy Area; ho┘e┗er,  iﾐ “aﾐ Miguel, the 
le┗el of iﾐdustrial de┗elopﾏeﾐt is e┝peIted to He ﾏiﾐiﾏal, appro┝iﾏately ン,ヰヰヰ sケuare feet.  The 
oﾐly さiﾐdustrialざ zoﾐed laﾐd iﾐ “aﾐ Miguel is loIated aloﾐg the railroad traIks. 

All  さotherざ eﾏployﾏeﾐt  ふ┘hiIh  iﾐIludes go┗erﾐﾏeﾐt ser┗iIes,  the ﾏajority of  retail  trade,  the 
ﾏajority  of  leisure  aﾐd  hospitality  iﾐdustries,  as  ┘ell  as  a  ﾐuﾏHer  of  other  eﾏployﾏeﾐt 
Iategoriesぶ is aﾐtiIipated to iﾐIrease froﾏ ヴヰヲ iﾐ ヲヰ1ヲ to ヴ8ヶ iﾐ ヲヰンヵ, a ヲ1 perIeﾐt iﾐIrease.  As 
┘ith offiIe aﾐd iﾐdustrial eﾏployﾏeﾐt, the  largest aHsolute  iﾐIrease iﾐ さotherざ eﾏployﾏeﾐt  is 
e┝peIted  to  oIIur  Het┘eeﾐ  ヲヰ1ヵ  aﾐd  ヲヰヲヰ.    TNDG  does  ﾐot  IalIulate  さotherざ  supportaHle 
sケuare footage iﾐ its report.  

Table 8-2 San Miguel Development Potential 

 

Land Use Category 2013
New 

Development 2035

Residential (units)
Single Family 384 290 674
Multifamily [1] 265 93 358
Suburban [2] 88 34 122

Total, Residential 737 417 1,154

Commercial (sq.ft.)
Office 3,465 7,535 11,000
Retail 69,072 84,928 154,000
Light Industrial 8,463 34,537 43,000
Industrial 0 3,000 3,000

[2] "Suburban" refers to lower density single family housing, with 
minimum lot sizes of 1 acre.

[1] Multifamily includes new units that are expected to be developed in 
the Commercial Retail zone.

Sources: The San Miguel Community Plan, Tables 3-A and 3-B; 
Economic & Planning Systems, Inc.

San Miguel - through 2035
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8-3:   Community Facility Needs and Costs 

This  “eItioﾐ  pro┗ides  aﾐ  o┗er┗ie┘  of  the  puHliI  faIilities  ﾐeeded  iﾐ  the  Coﾏﾏuﾐity  of  “aﾐ  Miguel 
through  ヲヰンヵ,  the  Coﾏﾏuﾐity  Plaﾐ  horizoﾐ  year.    The  faIilities  that  are  ideﾐtified  are  Hased  oﾐ  the 
Coﾏplete  Coﾏﾏuﾐities  “ur┗ey  FaIilities  Iﾐ┗eﾐtory  prepared  Hy  The  Plaﾐﾐiﾐg  Ceﾐter│DC&E  ふﾐo┘ 
PlaIeWorksぶ  as  ┘ell  as  iﾐput  froﾏ  Couﾐty  staff  aﾐd  additioﾐal  Iost  estiﾏates  pro┗ided  Hy  RiIk 
Eﾐgiﾐeeriﾐg  aﾐd  the  Wood  Rodgers  draft  Traﾐsportatioﾐ  IﾏpaIt  Fee  Update  ふAugust  ヲヰ1ヴぶ.  
Iﾏpro┗eﾏeﾐts are orgaﾐized Hy type of iﾏpro┗eﾏeﾐt, aﾐd ┘hether they address aﾐ e┝istiﾐg defiIieﾐIy 
or are attriHutaHle to future gro┘th, as these distiﾐItioﾐs ha┗e iﾏpliIatioﾐs for fuﾐdiﾐg poteﾐtial.   

8‐3.1: Community	Services	District	
The “aﾐ Miguel Coﾏﾏuﾐity “er┗iIes DistriIt ふさC“Dざ or さDistriItざぶ pro┗ides ┘ater, ┘aste┘ater, fire, aﾐd 
lightiﾐg  ser┗iIes  to  the  resideﾐts  aﾐd  Husiﾐesses  iﾐ  the  Coﾏﾏuﾐity  of  “aﾐ Miguel.    The  DistriIt  ┘as 
Ireated iﾐ FeHruary ヲヰヰヰ Hy the “aﾐ Luis OHispo Board of “uper┗isors aﾐd iﾐIluded the “aﾐ Miguel Fire 
ProteItioﾐ DistriIt, “aﾐ Miguel Lightiﾐg DistriIt, aﾐd the “LO Water┘orks DistriIt #1. Iﾐ April ヲヰヰ1, the 
“LO Couﾐty Board of “uper┗isors dissol┗ed the “aﾐ Miguel “aﾐitary DistriIt ふ“e┘er aﾐd “olid Wasteぶ aﾐd 
iﾐIorporated those ser┗iIes iﾐto the C“D. 

The C“D Iharges ┘ater aﾐd ┘aste┘ater IoﾐﾐeItioﾐ fees for ﾐe┘ de┗elopﾏeﾐt aIIordiﾐg to the sIhedule 
sho┘ﾐ  Helo┘  oﾐ  Table  8‐ン.    CoﾐﾐeItioﾐ  fee  re┗eﾐues  are  to  He  used  for  utility‐related  Iapital 
iﾏpro┗eﾏeﾐts  to  Heﾐefit  ﾐe┘  de┗elopﾏeﾐt.    The  C“D  prepares  ﾏaster  plaﾐs  to  plaﾐ  for  aﾐd  guide 
Iapital iﾏpro┗eﾏeﾐts.  The ﾏost reIeﾐt Water Master Plaﾐ ┘as prepared iﾐ ヲヰヰヲ aﾐd the ﾏost reIeﾐt 
Waste┘ater Master Plaﾐ ┘as prepared  iﾐ ヲヰヰヵ.   Both ﾐeed to He updated, aﾐd the C“D  is ┘orkiﾐg to 
ideﾐtify fuﾐdiﾐg to pay for the preparatioﾐ of the plaﾐs.   

The Couﾐty IolleIts the fire puHliI faIility iﾏpaIt fees aﾐd passes theﾏ aloﾐg to the C“D.  There are ﾐo 
iﾏpaIt fees related to lightiﾐg.   
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Table 8-3 San Miguel Community Services District Water and Wastewater Utility Impact 

Fee Schedule 

 

 

8‐3.2: Community	Public	Facility	Needs	and	Costs	
The Couﾐty of “aﾐ Luis OHispo’s Plaﾐﾐiﾐg aﾐd Buildiﾐg Departﾏeﾐt prepared a Coﾏplete Coﾏﾏuﾐities 
“ur┗ey  ふfiﾐalized  MarIh  Α,  ヲヰ1ヴぶ  to  ideﾐtify  poliIies  aﾐd  strategies  to  aIhie┗e  Ioﾏﾏuﾐity‐foIused, 
IoﾏpaIt de┗elopﾏeﾐts that use laﾐd, ┘ater, eﾐergy, aﾐd fiﾐaﾐIial resourIes ﾏore effiIieﾐtly.  As part of 
the o┗erall study, a FaIilities Iﾐ┗eﾐtory ┘as prepared ┘hiIh pro┗ides aﾐ o┗er┗ie┘ of the Ioﾐditioﾐs aﾐd 
IapaIity of the e┝istiﾐg faIilities aﾐd iﾐfrastruIture iﾐ the Coﾏﾏuﾐity of “aﾐ Miguel.  Aﾐ assessﾏeﾐt of 
future ﾐeeds is pro┗ided iﾐ the FaIilities Iﾐ┗eﾐtory, aloﾐg ┘ith Iost estiﾏates.   

Additioﾐally, Couﾐty  staff has  ideﾐtified ﾐe┘  faIilities aﾐd  iﾏpro┗eﾏeﾐts  for  the Coﾏﾏuﾐity aﾐd RiIk 
Eﾐgiﾐeeriﾐg has estiﾏated the Iosts of these iﾏpro┗eﾏeﾐts, uﾐless other┘ise ﾐoted.   

8‐3.2.1: Facility	Needs	and	Costs	
Appro┝iﾏately $ヴヲ.ヰ ﾏillioﾐ of faIility ﾐeeds Het┘eeﾐ ﾐo┘ aﾐd ヲヰンヵ are ideﾐtified for the Coﾏﾏuﾐity 
of  “aﾐ  Miguel,  ﾏore  thaﾐ  ヲヰ  perIeﾐt  of  ┘hiIh  are  attriHutaHle  to  e┝istiﾐg  defiIieﾐIies,  ┘hile  the 
reﾏaiﾐder  ┘ill  He  reケuired  to  ﾏeet  the  deﾏaﾐds  of  ﾐe┘  populatioﾐ  gro┘th.    Table  8‐4  pro┗ides  a 
suﾏﾏary.  Appeﾐdi┝ Table A‐1 preseﾐts the detailed list of iﾏpro┗eﾏeﾐts, the estiﾏatiﾐg tiﾏiﾐg of the 

Land Use Category
and/or Meter Size

Residential
Single Family $9,490 per unit $8,332 per unit
Multifamity $5,694 per unit $4,999 per unit

Nonresidential Meter Size
⅝" $9,490 each $8,332 each
¾" $14,235 each $12,498 each
1" $23,725 each $20,830 each
1 ½" $47,450 each $41,660 each
2" $75,920 each $66,656 each
3" $142,350 each $124,980 each
4" $237,250 each $208,300 each
6" $569,400 each $499,920 each
8" $949,000 each $833,200 each
10" $1,423,500 each $1,249,800 each
12" $2,087,800 each $1,833,040 each

Source: San Miguel CSD, 2014 schedule.

Water Wastewater
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iﾏpro┗eﾏeﾐts  aﾐd  Iosts.    Costs  are  appro┝iﾏately  e┗eﾐly  distriHuted  Het┘eeﾐ  utility  iﾐfrastruIture, 
traﾐsportatioﾐ, aﾐd puHliI faIilities as sho┘ﾐ oﾐ Figure 8‐1.   

Table 8-4 San Miguel Capital Improvement Program Summary 

 

Figure 8-1  Distribution of Public Facility Costs by Category of Improvement 

 

8‐3.2.2: Utility	Infrastructure	
As iﾐdiIated, $1ン.ヰ ﾏillioﾐ of utility  iﾐfrastruIture  iﾏpro┗eﾏeﾐts are ﾐeeded iﾐ “aﾐ Miguel to reﾏedy 
e┝istiﾐg  defiIieﾐIies  aﾐd  support  ﾐe┘  gro┘th  through  ヲヰンヵ,  iﾐIludiﾐg  $ン.Α  ﾏillioﾐ  to  fuﾐd  e┝istiﾐg 
storﾏ┘ater defiIieﾐIies.  Reケuired iﾏpro┗eﾏeﾐts iﾐIlude ┘ater supply, ┘ater distriHutioﾐ, ┘aste┘ater 

Category

Costs Attributable 
to Existing 

Deficiencies

Costs Attributable 
to New Growth 
(through 2035) Total Cost

Utility Infrastructure $3,723,000 $9,263,000 $12,986,000
Transportation $3,307,806 $12,680,072 $15,987,878
Public Facilities $2,600,000 $10,407,100 $13,007,100
Total $9,630,806 $32,350,172 $41,980,978

Sources: County of San Luis Obispo Facilities Inventory; San Miguel CSD; Wood Rodgers Draft 
Transportation Impact Fee Update, August 2014; Rick Engineering; Economic & Planning 

Utility 
IﾐfrastruIture

ン1%

Traﾐsportatioﾐ
ン8%

PuHliI FaIilities
ン1%
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aﾐd  storﾏ┘ater  iﾏpro┗eﾏeﾐts.    It  should  He  ﾐoted  that  storﾏ┘ater  draiﾐage  is  the  respoﾐsiHility  of 
Couﾐty PuHliI Works, ﾐot the C“D.11 

“torﾏ┘ater  iﾏpro┗eﾏeﾐts  represeﾐt  aﾐ  iﾏﾏediate  IoﾐIerﾐ.    Due  to  iﾐsuffiIieﾐt  draiﾐage  aﾐd 
storﾏ┘ater Ioﾐtrols, the Coﾏﾏuﾐity of “aﾐ Miguel e┝perieﾐIes regular floodiﾐg Ioﾐditioﾐs, partiIularly 
Het┘eeﾐ Missioﾐ  “treet  aﾐd  the  railroad.    Of  the  $ヵ.1 ﾏillioﾐ  iﾐ  reケuired  storﾏ┘ater  iﾐfrastruIture 
iﾏpro┗eﾏeﾐts, $ン.Α ﾏillioﾐ are attriHutaHle to e┝istiﾐg defiIieﾐIies aﾐd iﾐIlude storﾏ draiﾐ pipes, jaIk 
aﾐd Hore operatioﾐs uﾐder the railroad, aﾐd draiﾐage ditIhes aﾐd outfall struItures.   

Iﾐ the short terﾏ ふヲヰヲヰぶ, eﾐtitleﾏeﾐts to e┝traIt the “aliﾐas Ri┗er uﾐderflo┘ aﾐd a ﾐe┘ ┘ell to e┝traIt 
the flo┘ aﾐd IoﾐﾐeIt to the e┝istiﾐg systeﾏ are reケuired to aIIoﾏﾏodate ﾐe┘ gro┘th.  Upgraded ┘ater 
liﾐes are also ﾐeIessary at a Iost of $1.ヴ ﾏillioﾐ Hy ヲヰヲヰ aﾐd aﾐ additioﾐal $ヲ.Α ﾏillioﾐ Hy ヲヰンヵ.  Iﾐ the 
loﾐger  terﾏ,  IurH  aﾐd  gutter  iﾏpro┗eﾏeﾐts  are  ﾐeeded  throughout  the  Ioﾏﾏuﾐity.    The  FaIilities 
Iﾐ┗eﾐtory reports that the Ioﾏﾏuﾐity ┘ill faIe ┘ater supply shortfalls Hy ヲヰヴヰ ふassuﾏed ヲヰンヵ for this 
aﾐalysisぶ aﾐd the estiﾏated Iost of a ﾐe┘ ┘ell is $Αヵヰ,ヰヰヰ ふiﾐ additioﾐ to the ┘ell ﾐeeded Hy ヲヰヲヰぶ.   

8‐3.2.3: Transportation	
Reケuired  traﾐsportatioﾐ  iﾏpro┗eﾏeﾐts  iﾐIlude  street  aﾐd  high┘ay  systeﾏs,  side┘alks,  streetsIapes, 
HiIyIle laﾐes aﾐd paths, aﾐd a park aﾐd ride lot.  “treet aﾐd high┘ay systeﾏs iﾏpro┗eﾏeﾐts iﾐIlude the 
Missioﾐ “t./1ヴth “t. ‐ Ri┗er Road IﾐterseItioﾐ “igﾐalizatioﾐ Iﾏpro┗eﾏeﾐts ふtotal Iost of $ヴヰヵ,ヰヰヰぶ as ┘ell 
as  the  Ri┗er  Road  Wideﾐiﾐg  Iﾏpro┗eﾏeﾐts  ふtotal  Iost  of  $ヲ.ヵ  ﾏillioﾐぶ.12   Also  iﾐIluded  is  the 
realigﾐﾏeﾐt of the 1ヰth “treet southHouﾐd oﾐ‐raﾏp at aﾐ estiﾏated Iost of $ヴ.ン ﾏillioﾐ.   

These  street  aﾐd  high┘ay  systeﾏs  iﾏpro┗eﾏeﾐts  are  largely  ﾐeeded  to  ser┗e  ﾐe┘  de┗elopﾏeﾐt.  
Ho┘e┗er, there is a portioﾐ of the Ri┗er Road Wideﾐiﾐg Iﾏpro┗eﾏeﾐts that is ﾐeeded to ser┗e e┝istiﾐg 
de┗elopﾏeﾐt.13 

Reケuired  side┘alk  iﾏpro┗eﾏeﾐts  are  sigﾐifiIaﾐt  aﾐd  iﾐIlude  ﾐe┘  side┘alks  to  iﾏpro┗e  e┝istiﾐg 
defiIieﾐIies,  side┘alk  iﾏpro┗eﾏeﾐts  Het┘eeﾐ  the  Missioﾐ  aﾐd  1ヶth  “treet  ふHoth  sidesぶ  aﾐd  ﾐe┘ 
side┘alks  to  aIIoﾏﾏodate  ﾐe┘  de┗elopﾏeﾐt.    Nearly  $ン.8  ﾏillioﾐ  of  side┘alk  iﾏpro┗eﾏeﾐts  are 
ideﾐtified.    It  should  He  ﾐoted  that  side┘alk  iﾏpro┗eﾏeﾐts  are  Ioﾐsidered  a  lo┘  priority  iﾐ  the 
Ioﾏﾏuﾐity; efforts ┘ill He foIused oﾐ iﾐIreﾏeﾐtal iﾏpro┗eﾏeﾐts iﾐ high‐deﾏaﾐd pedestriaﾐ Iorridors.   

                                                            
11 According to the Local Agency Formation Commission (LAFCO), the San Miguel CSD would be 

authorized to assume responsibility for stormwater management and infrastructure improvements, if 

the County and the CSD were in mutual agreement. 

12 See Table 1 of the Wood Rodgers' Draft Transportation Impact Fee Update. 

13 For more detail on this allocation, see Table 1 of the Wood Rodgers' Draft Transportation Impact 

Fee Update. 

Attachment 2 - San Miguel Community Plan Update - 

Planning Commission Recommended Changes

175 of 445



Page | 8‐1ヴ 
 

“treetsIape  iﾏpro┗eﾏeﾐts  are  estiﾏated  to  Iost  $8ヲヰ,ヰヰヰ  aﾐd  iﾐIlude  ﾐe┘  street  trees,  pedestriaﾐ 
lightiﾐg aﾐd ﾐe┘ HeﾐIhes for Missioﾐ “treet aﾐd 1ヰth “treet.   “treetsIape aﾐd side┘alk  iﾏpro┗eﾏeﾐts 
should He Ioordiﾐated. 

BiIyIle laﾐe aﾐd path iﾏpro┗eﾏeﾐts at a Iost of $ヴ.1ヵ ﾏillioﾐ ┘ere ideﾐtified Hy Couﾐty staff after the 
FaIilities Iﾐ┗eﾐtory ┘as Ioﾏpleted.  BiIyIle laﾐes are proposed priﾏarily for Ri┗er Road.   

Additioﾐally, 1ヵ ﾐe┘ spaIes are ﾐeeded at the park aﾐd ride lot iﾐ “aﾐ Miguel at the south┘est Iorﾐer of 
K aﾐd 1ヰth “treet.   The Iost  to prepare  these spaIes  is estiﾏated to He appro┝iﾏately $ヶヴ,ヰヰヰ, ┘hiIh 
does ﾐot iﾐIlude aIケuisitioﾐ of right of ┘ay aﾐd easeﾏeﾐts, if reケuired. 

Routiﾐe  street ﾏaiﾐteﾐaﾐIe  is  iﾐIluded  iﾐ  the FaIilities  Iﾐ┗eﾐtory, aﾐd although  it  is a  sigﾐifiIaﾐt  Iost 
iteﾏ for the Couﾐty ふestiﾏated at appro┝iﾏately $ヶ.Αヵ ﾏillioﾐ to $8.8ヶ ﾏillioﾐ per year Couﾐty┘ideぶ, it 
is ﾐot a Iapital iﾏpro┗eﾏeﾐt aﾐd, therefore, is ﾐot addressed here.14 

8‐3.2.4: Public	Facilities	
Iﾐ “aﾐ Miguel,  ideﾐtified puHliI  faIilities  iﾏpro┗eﾏeﾐts  iﾐIlude puHliI parks aﾐd opeﾐ spaIe, a ヴ,ヰヰヰ‐
sケuare  foot  Ioﾏﾏuﾐity  faIility,  trails  aﾐd  a  liHrary.    Of  $ン.Α ﾏillioﾐ  ideﾐtified  parks  aﾐd  opeﾐ  spaIe 
iﾏpro┗eﾏeﾐts, $ヲ.ン ﾏillioﾐ are attriHutaHle to e┝istiﾐg defiIieﾐIies.   

The ヴ,ヰヰヰ‐sケuare foot Ioﾏﾏuﾐity faIility is estiﾏated to Iost appro┝iﾏately $ヴ.ヵ ﾏillioﾐ, Hased oﾐ the 
aItual per sケuare foot Iosts of the Ioﾏﾏuﾐity faIility IoﾐstruIted iﾐ OIeaﾐo.   

T┘o trails ha┗e Heeﾐ ideﾐtified for “aﾐ Miguel: the “aﾐ Miguel Do┘ﾐto┘ﾐ Loop Trail ふ$ン.ヶ ﾏillioﾐぶ aﾐd 
the 1ヰth “treet Trail  ふappro┝iﾏately $ヴ8ヰ,ヰヰヰぶ, Hoth of ┘hiIh ┘ere ideﾐtified Hy Couﾐty staff after the 
FaIilities Iﾐ┗eﾐtory ┘as fiﾐalized. 

“aﾐ  Miguel  has  a  Γヴヴ  sケuare‐foot  liHrary,  loIated  oﾐ  1ンth  “treet,  ┘hiIh  is  sﾏaller  thaﾐ  ┘hat  the 
Coﾏﾏuﾐity ﾐeeds.  Based oﾐ the Iurreﾐt populatioﾐ, it is estiﾏated that the Coﾏﾏuﾐity’s liHrary should 
He appro┝iﾏately 1,ヶヰヰ sケuare feet.  It is estiﾏated that Hy ヲヰヲヰ, a total of 1,8ヰヰ sケuare feet of liHrary 
spaIe ┘ould He reケuired aﾐd Hy ヲヰンヵ, a total of ヲ,ンヰヰ sケuare feet of liHrary spaIe ┘ould He reケuired to 
aIIoﾏﾏodate  ﾐe┘  populatioﾐ  gro┘th.    LiHrary  Iosts  are  estiﾏated  to  He  $ンヰヰ,ヰヰヰ  to  address  the 
e┝istiﾐg  defiIieﾐIy,  aﾐ  additioﾐal  $1ヲΑ,ヰヰヰ  Hy  ヲヰヲヰ  aﾐd  aﾐ  additioﾐal  $ンヰヰ,ヰヰヰ  Hy  ヲヰンヵ  to 
aIIoﾏﾏodate ﾐe┘ gro┘th. 

The  Couﾐty  Board  of  “uper┗isors’  poliIy  reケuires  a  ヵヰ/ヵヰ  split  iﾐ  Iosts  Het┘eeﾐ  the  Ioﾏﾏuﾐity  aﾐd 
Couﾐty LiHrary Hudget to fuﾐd aﾐy ﾐe┘ or reﾏodeled Huildiﾐgs. 

 

                                                            
14 See Table 2-7 on page 2-20 of the Facilities Inventory that was prepared for the Community of San 

Miguel (http://www.slocounty.ca.gov/Assets/PL/pdfs/Facilities+Inventory_San+Miguel.pdf). 
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8‐3.3: Community	Priorities	
IﾐfrastruIture  iﾏpro┗eﾏeﾐts  iﾐ  “aﾐ Miguel  represeﾐt  a  high  priority  for  the  Ioﾏﾏuﾐity,  partiIularly 
┘ater  supply,  ┘ater  systeﾏ  aﾐd  draiﾐage  iﾏpro┗eﾏeﾐts.    The  Ioﾏﾏuﾐity  also  prioritized  a  poliIe 
suHstatioﾐ,  as poliIe  ser┗iIes  Iurreﾐtly  are Hased out of  Teﾏpletoﾐ; ho┘e┗er,  the  FaIilities  Iﾐ┗eﾐtory 
does ﾐot ideﾐtify aﾐy puHliI safety faIility iﾏpro┗eﾏeﾐts.  “ide┘alk iﾏpro┗eﾏeﾐts are Ioﾐsidered a lo┘ 
priority  iﾐ  the  Ioﾏﾏuﾐity;  efforts  ┘ill  He  foIused  oﾐ  iﾐIreﾏeﾐtal  iﾏpro┗eﾏeﾐts  iﾐ  high‐deﾏaﾐd 
pedestriaﾐ Iorridors, suIh as the Coﾏﾏuﾐity Loop Trail. 

 

8-4:   Funding and Financing Mechanisms 

There are a ﾐuﾏHer of fuﾐdiﾐg sourIes aﾐd fiﾐaﾐIiﾐg ﾏeIhaﾐisﾏs that Iaﾐ He applied to fuﾐd the Iapital 
iﾐfrastruIture aﾐd faIility iﾏpro┗eﾏeﾐts ideﾐtified iﾐ Appeﾐdi┝ Table A‐1.    Maﾐy are already iﾐ plaIe, 
┘hile others represeﾐt poteﾐtial optioﾐs for Ioﾐsideratioﾐ.  They are desIriHed iﾐ ﾏore detail Helo┘.   

Whether a partiIular fuﾐdiﾐg sourIe is appropriate for a gi┗eﾐ iﾏpro┗eﾏeﾐt ┘ill depeﾐd oﾐ a ﾐuﾏHer of 
faItors,  suIh  as  the  type  of  iﾏpro┗eﾏeﾐt,  ┘hether  the  iﾏpro┗eﾏeﾐt  is  ﾐeeded  to  address  e┝istiﾐg 
defiIieﾐIies  or  ser┗e  ﾐe┘  de┗elopﾏeﾐt,  ho┘  the  IoﾏHiﾐed  Hurdeﾐ  of  fees  aﾐd/or  assessﾏeﾐts  aﾐd 
ta┝es affeIt de┗elopﾏeﾐt  feasiHility, aﾐd  the  tiﾏiﾐg of  fuﾐds ┗ersus  the ﾐeed  for  iﾏpro┗eﾏeﾐts.   The 
follo┘iﾐg Ihapter iﾐIludes a plaﾐ that IoﾏHiﾐes poteﾐtial fuﾐdiﾐg sourIes to address ﾐeeded faIilities. 

Follo┘iﾐg is a desIriptioﾐ of poteﾐtial fuﾐdiﾐg sourIes; their re┗eﾐue poteﾐtial is addressed iﾐ the latter 
portioﾐ of this Ihapter. 

 

8‐4.1: Land‐Secured	Financing	Mechanisms	

8‐4.1.1: Mello‐Roos	CFD	Speical	Tax	and	Bonds	
ふauthorized Hy SeItion 5ンンヱヱ et. seケ. of the Governﾏent Codeぶ 

The Mello‐Roos Coﾏﾏuﾐity FaIilities AIt of 1Γ8ヲ eﾐaHles the forﾏatioﾐ of Coﾏﾏuﾐity FaIilities 
DistriIts  ふCFDsぶ  Hy  loIal  ageﾐIies,  ┘ith  t┘o‐thirds  ┗oter  appro┗al  ふor  laﾐdo┘ﾐer  appro┗al  iﾐ 
Iertaiﾐ  Iasesぶ,  for  the  purpose  of  iﾏposiﾐg  speIial  ta┝es  oﾐ  property  o┘ﾐers.    “peIial  ta┝ 
re┗eﾐue Iaﾐ He used to fuﾐd Iapital or operatioﾐs aﾐd ﾏaiﾐteﾐaﾐIe e┝peﾐses, or they ﾏay He 
used  to seIure a Hoﾐd  issuaﾐIe aﾐd pay  the deHt  ser┗iIe.   As  ta┝es  iﾐIrease  to ヵヰ perIeﾐt or 
ﾏore of the HasiI 1 perIeﾐt, there is a risk of ad┗erse iﾏpaIts oﾐ laﾐd aﾐd hoﾏe priIes ┘hiIh 
┘ould  offset  aﾐy  fiﾐaﾐIiﾐg  Heﾐefit  assoIiated  ┘ith  the  additioﾐal  speIial  ta┝es.    This  PFFP 
proposes the use of speIial ta┝es liﾏited to Α.ヵ perIeﾐt of assessed ┗alue; the aItual aﾏouﾐt ┘ill 
He  refiﾐed  iﾐ  iﾏpleﾏeﾐtatioﾐ,  aﾐd ﾏay  reケuire  a  ┗oter  sur┗ey  to  estaHlish  the ﾏagﾐitude  as 
applied to e┝istiﾐg laﾐd uses. 
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8‐4.1.2: Benefit	Assessment	Districts	
ふauthorized Hy SeItion 5ヴΑヱ0 et. seケ. of the Governﾏent Codeぶ 

Uﾐder  a  Beﾐefit  Assessﾏeﾐt  DistriIt,  property  assessﾏeﾐts  are  raised  ┘ithiﾐ  a  speIifiI 
geographiI  area,  ┘ith  the  proIeeds  goiﾐg  to  pro┗ide  puHliI  iﾏpro┗eﾏeﾐts  or  ser┗iIes  that 
Heﾐefit  the  property  o┘ﾐers  ┘ithiﾐ  that  area.    Oﾐly  iﾏpro┗eﾏeﾐts  ┘ith  property‐speIifiI 
Heﾐefits  ふe.g., roads  aﾐd  side┘alk,  aﾐd  se┘er  aﾐd ┘ater  iﾏpro┗eﾏeﾐtsぶ  Iaﾐ He  fiﾐaﾐIed ┘ith 
assessﾏeﾐts.  There ﾏust He a logiIal relatioﾐship Het┘eeﾐ the assessﾏeﾐt ﾏethod aﾐd aﾏouﾐt 
aﾐd  the  Heﾐefit  reIei┗ed  Hy  assoIiated  property  o┘ﾐers  or  teﾐaﾐts.    A  speIial  assessﾏeﾐt 
distriIt also reケuires the ┗oter appro┗al of the o┘ﾐers of a ﾏajority of the property ┘ithiﾐ the 
distriIt.   

Differeﾐt types of assessﾏeﾐt distriIts are supported Hy speIifiI legislatioﾐ.  For e┝aﾏple, fuﾐds 
geﾐerated through a LaﾐdsIapiﾐg aﾐd Lightiﾐg DistriIt ふLLDぶ ┘ould He restriIted to IoﾐstruItioﾐ 
aﾐd  ﾏaiﾐteﾐaﾐIe  of  parks,  laﾐdsIapiﾐg,  aﾐd  street  lightiﾐg  aﾐd  Iaﾐ  He  assessed  oﾐ  Hoth 
IoﾏﾏerIial aﾐd resideﾐtial properties.   

8‐4.1.3: Enhanced	Infrastructure	Financing	Districts	
ふauthorized Hy the InfrastruIture FinanIing DistriIt AIt, Governﾏent  Code §5ンン95, et seケ.; 
e┝panded Hy SB ヶヲΒ.ぶ  

The  Couﾐty  or  iﾐdi┗idual  Ioﾏﾏuﾐities  Iould  Ioﾐsider  estaHlishiﾐg  aﾐ  IﾐfrastruIture  FiﾐaﾐIiﾐg 
DistriIt  ふIFDぶ,  or  aﾐ  EﾐhaﾐIed  IﾐfrastruIture  FiﾐaﾐIiﾐg  DistriIt  ふEIFDぶ  as  perﾏitted  uﾐder  “B 
ヶヲ8,15 ┘hiIh ┘ould Ireate a ﾏeIhaﾐisﾏ for Iapturiﾐg/re‐alloIatiﾐg iﾐIreased le┗els of property 
ta┝ re┗eﾐues froﾏ future de┗elopﾏeﾐt to┘ards iﾐ┗estﾏeﾐts iﾐ Iapital iﾏpro┗eﾏeﾐts.   

The ﾐe┘ EIFD legislatioﾐ allo┘s for the follo┘iﾐg:16 

Reduce  vote  reケuireﾏeﾐts:  While  Iurreﾐt  la┘  reケuires  a  t┘o‐thirds  ┗ote  to  forﾏ  aﾐ 
IﾐfrastruIture  FiﾐaﾐIiﾐg  DistriIt,  the  ﾐe┘  EIFDs  Iould  He  forﾏed—aﾐd  Iould  use  a  raﾐge  of 
e┝istiﾐg  fiﾐaﾐIial  tools—┘ithout  goiﾐg  to  ┗oters.  Oﾐly  issuiﾐg  ta┝  iﾐIreﾏeﾐt  Hoﾐds  ┘ould 
reケuire a ┗ote, ┘ith a ┗ote threshold of ヵヵ perIeﾐt. 

E┝paﾐd fiﾐaﾐciﾐg authority: The ﾐe┘ EIFDs ┘ould allo┘ loIal leaders to support iﾐfrastruIture 
projeIts  through  ﾏultiple  fuﾐdiﾐg  streaﾏs,  iﾐIludiﾐg  a  full  Ioﾏpleﾏeﾐt  of  e┝istiﾐg  puHliI 
ﾏeIhaﾐisﾏs  ふta┝  iﾐIreﾏeﾐt  authority,  Heﾐefit  assessﾏeﾐts,  aﾐd  feesぶ,  as  ┘ell  as  pri┗ate 
iﾐ┗estﾏeﾐt aﾐd proIureﾏeﾐt. 

                                                            
15 Iﾐ “epteﾏHer ヲヰ1ヴ, Go┗erﾐor Bro┘ﾐ sigﾐed “B ヶヲ8, a Hill that e┝paﾐds the authority of IﾐfrastruIture 
FiﾐaﾐIiﾐg DistriIts. 

16 www.caeconomy.org (“How New EIFDs Can Improve Local Infrastructure Development”). 
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Iﾐcrease iﾐvestﾏeﾐt iﾐ differeﾐt types of iﾐfrastructure: The eﾐhaﾐIed distriIts ┘ould He aHle 
to  Huild  e┗ery  type  of  iﾐfrastruIture:  traﾐsportatioﾐ,  ┘ater,  flood  Ioﾐtrol  aﾐd  storﾏ  ┘ater 
ケuality  ﾏaﾐageﾏeﾐt,  traﾐsportatioﾐ,  eﾐergy,  puHliI  faIilities,  eﾐergy,  aﾐd  eﾐ┗iroﾐﾏeﾐtal 
ﾏitigatioﾐ—so  loﾐg  as  a  direIt  IoﾐﾐeItioﾐ  Iaﾐ  He  estaHlished  Het┘eeﾐ  the  ﾐeeded 
iﾐfrastruIture aﾐd its users.  

Allow ﾏore fle┝ible iﾐstitutioﾐal collaboratioﾐs: “B ヶヲ8 also gi┗es Ioﾏﾏuﾐities ﾏore fle┝iHility 
to  aIIoﾏﾏodate  regioﾐal  gro┘th  Hy  ﾏakiﾐg  iﾐfrastruIture  iﾐ┗estﾏeﾐts  aIross  jurisdiItioﾐs 
through Joiﾐt Po┘er Authorities. 

Uﾐlike forﾏer rede┗elopﾏeﾐt ta┝ iﾐIreﾏeﾐt fuﾐdiﾐg, IFD’s Iaﾐ oﾐly utilize the Couﾐty’s share of 
property  ta┝  iﾐIreﾏeﾐt  ふaﾐd  aﾐy  other  ageﾐIies  ┘ho  agree  to  forego  their  share  of  ta┝ 
iﾐIreﾏeﾐtぶ.  The Coﾏﾏuﾐity of “aﾐ Miguel ┘ould He perﾏitted to retaiﾐ the Couﾐty’s portioﾐ of 
property  ta┝  re┗eﾐue  ふﾐearly  ヲヰ  perIeﾐt  of  the  HasiI  1  perIeﾐt  property  ta┝  geﾐeratedぶ.    At 
Huildout,  ﾐe┘  de┗elopﾏeﾐt  iﾐ  “aﾐ  Miguel  ┘ould  geﾐerate  appro┝iﾏately  $ヲヰヰ,ヰヰヰ  per  year 
uﾐder aﾐ EIFD.  This PFFP does ﾐot assuﾏe EIFD use due to the sﾏall aﾏouﾐt of ta┝ iﾐIreﾏeﾐt 
projeIted  to  He  geﾐerated  froﾏ  ﾐe┘  de┗elopﾏeﾐt  iﾐ  the  Coﾏﾏuﾐity  of  “aﾐ Miguel  aﾐd  the 
ﾐeed Hy the Couﾐty for property ta┝ fuﾐds to pay for oﾐgoiﾐg ser┗iIes. 

8‐4.1.4: Statewide	Community	Infrastructure	Program	
The “tate┘ide Coﾏﾏuﾐity IﾐfrastruIture Prograﾏ ふ“CIPぶ is a prograﾏ of the Califorﾐia “tate┘ide 
Coﾏﾏuﾐities De┗elopﾏeﾐt Authority  that ﾏakes use of a  loIal go┗erﾐﾏeﾐt’s  aHility  to  Ireate 
laﾐd seIured fiﾐaﾐIiﾐg distriIts.  BeIause the oHligatioﾐs are さpooledざ they typiIally Iaﾐ gaiﾐ a 
Ioﾏparati┗ely  lo┘er  iﾐterest  rate,  aﾐd  issuaﾐIe  Iosts, partiIularly  if  the  issue  is  sﾏall, ┘ill  He 
reduIed. 

The Authority  is a  joiﾐt po┘ers authority spoﾐsored Hy the League of Califorﾐia Cities aﾐd the 
Califorﾐia  “tate  AssoIiatioﾐ  of  Couﾐties.    MeﾏHership  iﾐ  the  Authority  is  opeﾐ  to  e┗ery 
Califorﾐia  Iity  aﾐd  Iouﾐty,  aﾐd  ﾏost  are  already  ﾏeﾏHers.    “CIP  fiﾐaﾐIiﾐg  is  a┗ailaHle  for 
de┗elopﾏeﾐt projeIts  situated ┘ithiﾐ Iities or Iouﾐties  ふloIal ageﾐIiesぶ ┘hiIh ha┗e eleIted  to 
HeIoﾏe “CIP partiIipaﾐts.  EligiHility to HeIoﾏe a loIal ageﾐIy reケuires oﾐly ふaぶ ﾏeﾏHership iﾐ 
the  League  of  Cities  or  C“AC,  as  the  Iase ﾏay  He,  ふHぶ  ﾏeﾏHership  iﾐ  the  Authority,  aﾐd  ふIぶ 
adoptioﾐ of a resolutioﾐ ﾏakiﾐg the eleItioﾐ ふthe さ“CIP Resolutioﾐざぶ.  

PartiIipatioﾐ  iﾐ  “CIP  eﾐtails  the  suHﾏissioﾐ  of  aﾐ  appliIatioﾐ  Hy  the  property  o┘ﾐer  of  the 
projeIt  for ┘hiIh de┗elopﾏeﾐt eﾐtitleﾏeﾐts  either ha┗e Heeﾐ oHtaiﾐed or are Heiﾐg oHtaiﾐed 
froﾏ  a  LoIal  AgeﾐIy.    For  ProjeIts  deterﾏiﾐed  to  He  ケualified,  “CIP  pro┗ides  ﾐoﾐ‐reIourse 
fiﾐaﾐIiﾐg of either ふaぶ eligiHle de┗elopﾏeﾐt iﾏpaIt fees payaHle to the LoIal AgeﾐIy ふthe さFeesざぶ 
or  ふHぶ  eligiHle  puHliI  Iapital  iﾏpro┗eﾏeﾐts  ふthe  さIﾏpro┗eﾏeﾐtsざぶ  or  Hoth.    Uﾐder  Iertaiﾐ 
IirIuﾏstaﾐIes, to He deterﾏiﾐed oﾐ a Iase Hy Iase Hasis, de┗elopﾏeﾐt iﾏpaIt fees payaHle to 
loIal  ageﾐIies  other  thaﾐ  the  LoIal  AgeﾐIy  Iaﾐ  also  He  used  as  repayﾏeﾐt  for  upfroﾐt  “CIP 
fuﾐdiﾐg.  
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AppliIaﾐts Heﾐefit froﾏ “CIP HeIause it allo┘s theﾏ to oHtaiﾐ lo┘‐Iost,  loﾐg‐terﾏ fiﾐaﾐIiﾐg of 
fees aﾐd iﾏpro┗eﾏeﾐts, ┘hiIh Iaﾐ other┘ise eﾐtail suHstaﾐtial Iash outlays.  The LoIal AgeﾐIies 
Heﾐefit froﾏ “CIP HeIause it eﾐIourages de┗elopers to pay fees sooﾐer aﾐd iﾐ larger HloIks thaﾐ 
they other┘ise ┘ould.  The a┗ailaHility of lo┘‐Iost, loﾐg‐terﾏ fiﾐaﾐIiﾐg also softeﾐs the Hurdeﾐ 
of  risiﾐg  Fee  aﾏouﾐts  aﾐd  Iﾏpro┗eﾏeﾐt  Iosts,  Heﾐefitiﾐg  Hoth  the  AppliIaﾐts  aﾐd  the  LoIal 
AgeﾐIies.   Upoﾐ reIeipt of a Ioﾏpleted AppliIatioﾐ, the “CIP teaﾏ re┗ie┘s  it to deterﾏiﾐe ふaぶ 
eligiHility  of  the  fees  aﾐd  iﾏpro┗eﾏeﾐts  for  ┘hiIh  the  AppliIaﾐt  seeks  fiﾐaﾐIiﾐg  aﾐd  ふHぶ 
Iredit┘orthiﾐess  of  the  AppliIaﾐt  aﾐd  the  ProjeIt.    OﾐIe  appro┗ed  Hy  the  “CIP  teaﾏ,  the 
AppliIatioﾐ  is  Iouﾐtersigﾐed  Hy  the  LoIal  AgeﾐIy.    Appro┗ed  AppliIatioﾐs  are  aggregated  for 
iﾐIlusioﾐ  iﾐ  the  ﾐe┝t  rouﾐd  of  fiﾐaﾐIiﾐg  authorizatioﾐ.    PeriodiIally,  as  ┘arraﾐted  Hy  the 
aIIuﾏulatioﾐ  of  appro┗ed  AppliIatioﾐs,  the  Authority  issues  ta┝‐e┝eﾏpt  re┗eﾐue  Hoﾐds  ふthe 
さBoﾐdsざぶ.    The  proIeeds  froﾏ  the  Boﾐds  are  used  to  fiﾐaﾐIe  fees  aﾐd/or  iﾏpro┗eﾏeﾐts  for 
ケualifyiﾐg ProjeIts  loIated throughout the state.   For projeIts  iﾐ┗ol┗iﾐg a suffiIieﾐt aﾏouﾐt of  
fiﾐaﾐIiﾐg  ふgeﾐerally  $ヵ ﾏillioﾐ  or ﾏoreぶ,  a  speIial  series  of  Hoﾐds ﾏay  He  issued  to  fuﾐd  the 
projeIt  separately  if  the  tiﾏiﾐg  of  issuaﾐIe  of  a  pooled  fiﾐaﾐIiﾐg  does  ﾐot  suit  the  projeIt, 
suHjeIt to appro┗al of the Authority.  

Re┗eﾐues  to pay deHt  ser┗iIe oﾐ  the Boﾐds are deri┗ed Hy  the Authority  iﾐ oﾐe of  t┘o ┘ays: 
1ぶ through  the  le┗y  of  speIial  assessﾏeﾐts  oﾐ  the  parIels  ┘hiIh  Ioﾏprise  the  partiIipatiﾐg 
ProjeIts  Hy  estaHlishiﾐg  oﾐe  or  ﾏore  assessﾏeﾐt  distriIts  pursuaﾐt  to  the  MuﾐiIipal 
Iﾏpro┗eﾏeﾐt  AIt  of  1Γ1ン;  or  ヲぶ  through  the  le┗y  of  speIial  ta┝es  oﾐ  the  ProjeIt  parIels  Hy 
estaHlishiﾐg  a  CFD  pursuaﾐt  to  the  Mello‐Roos  Coﾏﾏuﾐity  FaIilities  AIt  of  1Γ8ヲ.    AHseﾐt 
IirIuﾏstaﾐIes ┘hiIh ┘arraﾐt a CFD, the Assessﾏeﾐt DistriIt forﾏat has Heeﾐ aﾐd is e┝peIted to 
Ioﾐtiﾐue to He the Iustoﾏary Hasis for “CIP fiﾐaﾐIiﾐg.  

8‐4.2: Property	Tax‐Based	Funding	

8‐4.2.1: General	Obligation	(G.O.)	Bonds	
“peIial distriIts are eﾏpo┘ered Hy “tate statutes  to  issue G.O. Hoﾐds ┘hiIh are seIured Hy a 
property ta┝ rate ふas aﾐ o┗erride to the Coﾐstitutioﾐally‐liﾏited oﾐe perIeﾐt HasiI ta┝ rateぶ.  G.O. 
Hoﾐds ﾏay He utilized partiIularly if iﾐterest rates aﾐd issuaﾐIe Iosts are fa┗oraHle Ioﾏpared to 
other sourIes of fiﾐaﾐIiﾐg.  G.O. Hoﾐds reケuire ┗oter appro┗al.17 

                                                            
17 State bonds require majority voter approval, while local bonds require either 55 percent (for school 

districts) or two-thirds voter approval (other local bonds). 
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8‐4.3: General	Fund	and	CIP	Funding	

8‐4.3.1: County	General	Fund	Contributions	to	Capital	Improvement	Programs	
The Couﾐty’s Capital ProjeIts Hudget iﾐIludes fuﾐdiﾐg froﾏ the Capital Fuﾐd aﾐd other reser┗es, 
graﾐts, departﾏeﾐtal  fuﾐdiﾐg, Hoﾐd  fiﾐaﾐIiﾐg aﾐd  the Geﾐeral  Fuﾐd.18   PoliIies go┗erﾐiﾐg  the 
de┗elopﾏeﾐt aﾐd seleItioﾐ of Iapital iﾏpro┗eﾏeﾐt projeIts are set forth iﾐ the Budget PoliIies 
aﾐd Goals appro┗ed Hy the Board of “uper┗isors eaIh year. 

8‐4.4: Development‐Based	Funding	Mechanisms	

8‐4.4.1: County	Public	Facility	Fees	
ふauthorized under Title ヱΒ of SLO County Codeぶ 

Ne┘ pri┗ate de┗elopﾏeﾐt iﾐ uﾐiﾐIorporated “aﾐ Luis OHispo Couﾐty is Iharged a puHliI faIility 
iﾏpaIt  fee  that  is  used  to  fuﾐd  go┗erﾐﾏeﾐt,  adﾏiﾐistratioﾐ,  sheriff,  park,  liHrary,  aﾐd  fire 
faIilities.    De┗elopﾏeﾐt  iﾏpaIt  fees  Iaﾐ  oﾐly  fuﾐd  Iapital  iﾏpro┗eﾏeﾐts.    Iﾐ  additioﾐ,  the 
fuﾐdiﾐg oﾐly aIIrues iﾐIreﾏeﾐtally o┗er tiﾏe as ﾐe┘ de┗elopﾏeﾐt oIIurs, liﾏitiﾐg its aHility to 
fuﾐd  ﾏajor  iﾐfrastruIture  that  ﾏay  He  reケuired  iﾐ  ad┗aﾐIe  of  de┗elopﾏeﾐt.    Couﾐty  PuHliI 
FaIility Fees ﾏay He used aﾐy┘here iﾐ the Couﾐty as loﾐg as fuﾐds are speﾐt oﾐ projeIts that are 
ideﾐtified as part of the fee prograﾏ; they are ﾐot reケuired to He used iﾐ the Ioﾏﾏuﾐity froﾏ 
┘hiIh they are geﾐerated.   

8‐4.4.2: Road	Improvement	Fees	(or	Transportation	Impact	Fees)	
ふauthorized Hy Title ヱン of SLO County Code, ヱン.0ヱ.0ヲ0ぶ 

“e┗eral  Ioﾏﾏuﾐities  iﾐ  “aﾐ  Luis  OHispo  Couﾐty,  iﾐIludiﾐg  “aﾐ  Miguel  ふfor  the  area  of  the 
Coﾏﾏuﾐity east of  the railroad traIksぶ, Iharge road  iﾏpro┗eﾏeﾐt  fees to ﾐe┘ resideﾐtial aﾐd 
IoﾏﾏerIial  de┗elopﾏeﾐt  to  fuﾐd  iﾏpro┗eﾏeﾐts  that  ﾏitigate  the  future  effeIts  of  ﾐe┘ 
de┗elopﾏeﾐt.  Curreﾐtly, the fee is assessed per PM Peak Hour Trip, aﾐd it ┗aries Hy Ioﾏﾏuﾐity 
ふaﾐd soﾏetiﾏes ┘ithiﾐ a Ioﾏﾏuﾐityぶ aﾐd Hy laﾐd use type ふe.g., resideﾐtial, retail aﾐd otherぶ.   

The draft Traﾐsportatioﾐ IﾏpaIt Fee update is proposiﾐg fees Iharged oﾐ a per uﾐit or per 1,ヰヰヰ 
sケuare feet Hasis.  The fuﾐds IolleIted ┘ill He used to fuﾐd Iapital road iﾏpro┗eﾏeﾐt projeIts as 
ideﾐtified iﾐ eaIh Ioﾏﾏuﾐity’s CirIulatioﾐ “tudy aﾐd iﾐ the iﾏpaIt fee update report.  Re┗eﾐues 
IolleIted froﾏ the “aﾐ Miguel Area Road Iﾏpro┗eﾏeﾐt Fee Prograﾏ ﾏust He speﾐt oﾐ projeIts 
ideﾐtified as part of the fee prograﾏ iﾐ the Coﾏﾏuﾐity froﾏ ┘hiIh they are IolleIted.  Though 

                                                            
18 The Capital Fund is dedicated to funding improvements identified in the capital improvement 

program and typically includes allocations of one-time and/or periodic funds.  The General Fund 

usually relies on ongoing revenue sources to fund ongoing operations, but may allocate some of these 

general revenues to the Capital Fund.  
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the fuﾐds ﾏay ﾐot He used for staﾐdard aﾐﾐual road ﾏaiﾐteﾐaﾐIe, ﾏajor rehaHilitatioﾐ ﾏay He 
aﾐ appropriate use of road iﾏpro┗eﾏeﾐt fees iﾐ the future.19   

8‐4.4.3: Local	Area	Development	Fees	
ふauthorized Hy SeItion ヶヶ000 et. seケ. of the Governﾏent Codeぶ 

The  Couﾐty  is  authorized  to  Ireate  loIal  de┗elopﾏeﾐt  iﾏpaIt  fees  to  fuﾐd  iﾐfrastruIture 
iﾏpro┗eﾏeﾐts,  aﾐd  additioﾐal  de┗elopﾏeﾐt  iﾏpaIt  fees  ふiﾐ  additioﾐ  to  the  e┝istiﾐg  PuHliI 
FaIility Feesぶ Iould He Ireated.  For e┝aﾏple, a storﾏ┘ater iﾐfrastruIture de┗elopﾏeﾐt iﾏpaIt 
fee  Iould  help  fuﾐd  draiﾐage  iﾏpro┗eﾏeﾐts.    LoIal  iﾏpaIt  fees  also  Iaﾐ  He  a ﾏeIhaﾐisﾏ  to 
assure proportioﾐal Iost shariﾐg aﾐd ﾏay He a key part of the fiﾐaﾐIiﾐg strategy. 

8‐4.4.4: Parkland	(Quimby)	Fees	
ふauthorized Hy Title ヲヱ of SLO County Codeぶ 

Iﾐ  additioﾐ  to PuHliI  FaIility  Fees,  park  aﾐd  reIreatioﾐ  iﾏpro┗eﾏeﾐts  are  fuﾐded  through  the 
QuiﾏHy AIt  reケuireﾏeﾐts  ふfor parklaﾐd aIケuisitioﾐぶ  through  the  suHdi┗isioﾐ proIess.   QuiﾏHy 
Fees are Iharged aIIordiﾐg to Area.   “aﾐ Miguel  is  iﾐ Area 1.20  Those  lots that pay a QuiﾏHy 
Fee are e┝eﾏpt froﾏ the laﾐd portioﾐ of the Parks De┗elopﾏeﾐt IﾏpaIt Fee. 

8‐4.4.5: Utility	Fees	and	Connection	Charges	
Utility IoﾐﾐeItioﾐ Iharges froﾏ ﾐe┘ de┗elopﾏeﾐt Iaﾐ fuﾐd utility iﾐfrastruIture iﾏpro┗eﾏeﾐts.   
Re┗eﾐue Hoﾐds ﾏay He issued seIured Hy a utility rate Iharge Hase ふ┘ater aﾐd se┘erぶ aﾐd ﾏay 
He used for e┝paﾐsioﾐ to ser┗e future de┗elopﾏeﾐt, or for reiﾏHurseﾏeﾐt to the De┗eloper for 
iﾐitial fuﾐdiﾐg of utility faIilities.  The “aﾐ Miguel C“D Iurreﾐtly Iharges ┘ater aﾐd ┘aste┘ater 
IoﾐﾐeItioﾐ fees froﾏ ﾐe┘ de┗elopﾏeﾐt, aIIordiﾐg to the sIhedule sho┘ﾐ oﾐ Table 8‐ン. 

8‐4.4.6: Developer	Capital	
De┗elopers  are  ofteﾐ  asked  to  IoﾐtriHute  through  projeIt‐speIifiI  iﾏpro┗eﾏeﾐts, ┘hether  as 
part  of  iﾐdi┗idual  projeIt  appro┗al  or  as  part  of  a  Hroader  set  of  area‐┘ide  desigﾐ 
guideliﾐes/other regulatory reケuireﾏeﾐts.  TypiIal e┝aﾏples ﾏight iﾐIlude iﾏpro┗eﾏeﾐts to the 
side┘alks iﾐ froﾐt of the ﾐe┘ de┗elopﾏeﾐt aﾐd the plaﾐtiﾐg of street trees Ioﾐsisteﾐt ┘ith the 

                                                            
19 California Gov’t Code Sec. 66001(g) states: “A fee… may include the costs attributable to the 

increased demand for public facilities reasonably related to the development project in order to (1) 

refurbish existing facilities to maintain the existing level of service…”  The code includes streets as a 

public facility.   

To qualify as an appropriate use of impact fees, the improvement(s) would need to be included in a 

fee program update and the action would need to be consistent with the County’s road improvement 

fee ordinance.  The County’s ordinance does not appear to specifically exclude major road 

reconstruction projects, although revisions to the ordinance to include such projects would provide 

another layer of policy and legislative support. 

20 Area 1 includes: Adelaida, El Pomar-Estrella, Nacimiento, and Salinas River Planning Area. 
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Couﾐty’s  or  Ioﾏﾏuﾐity’s  direItioﾐ.    De┗eloper  IoﾐtriHutioﾐs  Iaﾐ  He  forﾏalized  through 
De┗elopﾏeﾐt  Agreeﾏeﾐts  ふDAぶ  aﾐd  CertifiIates  of  PartiIipatioﾐ  ふCOPぶ.    Wheﾐ  appliIaHle, 
De┗elopﾏeﾐt  Agreeﾏeﾐts  Iaﾐ  eﾐsure  tiﾏely  fuﾐdiﾐg  of  iﾐfrastruIture  de┗elopﾏeﾐt.    The 
agreeﾏeﾐts should eﾐaHle aﾐd speIify the terﾏs for the estaHlishﾏeﾐt of ﾐeeded iﾐfrastruIture 
fiﾐaﾐIiﾐg ﾏeIhaﾐisﾏs. 

De┗eloper IoﾐtriHutioﾐs ┘ould also result  froﾏ the adoptioﾐ of aﾐy area de┗elopﾏeﾐt  iﾏpaIt 
aﾐd/or iﾐ‐lieu fees, ┘hiIh has feasiHility iﾏpliIatioﾐs for de┗elopﾏeﾐt, espeIially iﾐ the Ioﾐte┝t 
of  all  fees/e┝aItioﾐs/reケuireﾏeﾐts.   De┗eloper  IoﾐstruItioﾐ  aﾐd  fee  IoﾐtriHutioﾐs  ﾐeed  to  He 
Iarefully  Ioﾐsidered  to  a┗oid  disIouragiﾐg  ﾐe┘  de┗elopﾏeﾐt,  ┘hiIh,  iﾐ  turﾐ,  reduIes  fee 
re┗eﾐues for iﾏpro┗eﾏeﾐts that e┝Ieed their alloIatioﾐ.   

It ﾏay He possiHle  to  reiﾏHurse  the De┗eloper  froﾏ other sourIes at a  future  tiﾏe, assuﾏiﾐg 
the  sourIes  are  ﾐot  reケuired  for  other  puHliI  purposes,  aﾐd  that  the  reiﾏHurseﾏeﾐt  is  for  a 
ケualifyiﾐg e┝peﾐditure  for puHliI purposes.   The pri┗ate Iapital  is at greatest  risk,  siﾐIe puHliI 
deHt ┘ill He seIured Hy ┗alue of the de┗elopﾏeﾐt aﾐd ┘ill He iﾐ the first positioﾐ for repayﾏeﾐt.  
Pri┗ate  Iapital  depeﾐds  oﾐ  the  suIIess  of  the  projeIt  aﾐd  repayﾏeﾐt  froﾏ  future  laﾐd  aﾐd 
de┗elopﾏeﾐt sales after the suIIessful Ioﾏpletioﾐ of iﾐfrastruIture aﾐd puHliI faIilities. 

8‐4.5: Grants	
Graﾐts  pro┗ide  e┝terﾐal  fuﾐdiﾐg  froﾏ  regioﾐal,  state,  aﾐd  federal  sourIes.   Maﾐy  graﾐts  reケuire  loIal 
ﾏatIhes.   Apart  froﾏ  loIal ﾏatIh  reケuireﾏeﾐts,  there are sigﾐifiIaﾐt staff Iosts assoIiated ┘ith graﾐt 
fuﾐdiﾐg,  iﾐIludiﾐg  staff  tiﾏe  duriﾐg  the  appliIatioﾐ  proIess  aﾐd  duriﾐg  the  projeIt.    Graﾐt  fuﾐdiﾐg  is 
ofteﾐ liﾏited to Iapital iﾏpro┗eﾏeﾐts ┘ith ﾏaiﾐteﾐaﾐIe respoﾐsiHilities falliﾐg to the loIal jurisdiItioﾐ, 
or  perhaps  the  C“D.    The  C“D  does  apply  for  graﾐt  fuﾐdiﾐg  aﾐd,  reIeﾐtly,  has  used  Coﾏﾏuﾐity 
De┗elopﾏeﾐt BloIk Graﾐt ふCDBGぶ fuﾐdiﾐg to fuﾐd a se┘er liﾐe replaIeﾏeﾐt at 1ヶth “treet aﾐd N “treet.  
Iﾐ additioﾐ, a CDBG a┘ard has Heeﾐ ﾏade ふalthough it is ﾐot yet fuﾐdedぶ to study the arseﾐiI issue iﾐ the 
“aﾐ  La┘reﾐIe  TerraIe Well.    The  C“D  also  has  Heeﾐ  suIIessful  iﾐ  oHtaiﾐiﾐg  graﾐt  fuﾐdiﾐg  to  replaIe 
struItural firefightiﾐg proteIti┗e eケuipﾏeﾐt. 

 

8‐4.5.1: Regional,	State,	Federal	Transportation	Funding	
Traﾐsportatioﾐ authorities ﾏay fuﾐd portioﾐs of Iertaiﾐ regioﾐal‐ser┗iﾐg traﾐsportatioﾐ faIilities 
aﾐd  iﾏpro┗eﾏeﾐts.    For  e┝aﾏple,  “aﾐ Miguel,  is  ser┗ed  Hy  “tate  Route  1ヰ1  aﾐd  oﾐe  of  the 
Coﾏﾏuﾐity’s ﾐeeded road┘ay iﾏpro┗eﾏeﾐts is the realigﾐﾏeﾐt of the 1ヰth street southHouﾐd 
oﾐ‐raﾏp.    BeIause  of  the  regioﾐal‐ser┗iﾐg  ﾐature  of  U“  Route  1ヰ1,  state┘ide  traﾐsportatioﾐ 
fuﾐdiﾐg ﾏay He a┗ailaHle to fuﾐd these iﾏpro┗eﾏeﾐts.  

 

8‐4.5.2: CMAQ	Improvement	Program	
Oﾐe poteﾐtial graﾐt sourIe  is  the Coﾐgestioﾐ Mitigatioﾐ aﾐd Air Quality  ふCMAQぶ  Iﾏpro┗eﾏeﾐt 
Prograﾏ.    The  Coﾐgestioﾐ  Mitigatioﾐ  aﾐd  Air  Quality  ふCMAQぶ  Iﾏpro┗eﾏeﾐt  Prograﾏ  ┘as 
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Ireated  iﾐ  1ΓΓ1  uﾐder  the  Iﾐterﾏodal  “urfaIe  Traﾐsportatioﾐ  EffiIieﾐIy  AIt  ふI“TEAぶ  to  fuﾐd 
traﾐsportatioﾐ related projeIts  that are desigﾐed to  reduIe  traffiI Ioﾐgestioﾐ aﾐd  iﾏpro┗e air 
ケuality iﾐ areas that do ﾐot ﾏeet air ケuality staﾐdards.  

CMAQ has se┗eﾐ ﾏajor projeIt Iategories: 

1. Traﾐsit 
ヲ. “hared Ride 
ン. TraffiI Flo┘ Iﾏpro┗eﾏeﾐts 
ヴ. Deﾏaﾐd Maﾐageﾏeﾐt 
ヵ. Pedestriaﾐ/BiIyIle 
ヶ. IﾐspeItioﾐ/MaiﾐteﾐaﾐIe ふI/Mぶ aﾐd other Traﾐsportatioﾐ Coﾐtrol Measures ふTCMsぶ 
Α. “urfaIe Traﾐsportatioﾐ Prograﾏ ふ“TPぶ/CMAQ 

Pedestrian and bicycle projects are their own major product category and make up 

approximately 13 percent of CMAQ projects.  Walking and bicycling can also be included 

in other project categories such as transit by providing bike racks at public transportation 

stops. 

CMAQ Iﾏpro┗eﾏeﾐt Prograﾏ fuﾐds are a┗ailaHle to a ┘ide raﾐge of go┗erﾐﾏeﾐt aﾐd ﾐoﾐ‐profit 
orgaﾐizatioﾐs,  as ┘ell  as  pri┗ate  eﾐtities  IoﾐtriHutiﾐg  to  puHliI/pri┗ate  partﾐerships.  They  are 
Ioﾐtrolled  Hy  ﾏetropolitaﾐ  plaﾐﾐiﾐg  orgaﾐizatioﾐs  ふMPOsぶ  aﾐd  state  departﾏeﾐts  of 
traﾐsportatioﾐ. Fuﾐdiﾐg is a┗ailaHle for areas that do ﾐot ﾏeet the Natioﾐal AﾏHieﾐt Air Quality 
“taﾐdards  ふﾐoﾐattaiﾐﾏeﾐt  areasぶ  as  ┘ell  as  forﾏer  ﾐoﾐattaiﾐﾏeﾐt  areas  that  are  ﾐo┘  iﾐ 
IoﾏpliaﾐIe  ふﾏaiﾐteﾐaﾐIe  areasぶ.  CMAQ‐fuﾐded  projeIts  ﾏay  iﾐIlude  HiIyIle  aﾐd  pedestriaﾐ 
faIility  iﾏpro┗eﾏeﾐts,  HiIyIle  raIks  aﾐd  loIkers,  aﾐd  iﾐdi┗idualized  ﾏarketiﾐg  iﾐitiati┗es  that 
proﾏote HiIyIliﾐg aﾐd ┘alkiﾐg. 

Orgaﾐizatioﾐs  that  ┘aﾐt  aIIess  to  CMAQ  fuﾐds  ﾏust  first  ask  their  Metropolitaﾐ  Plaﾐﾐiﾐg 
Orgaﾐizatioﾐ  ふMPOぶ  to  plaIe  the  projeIt  oﾐ  the  Traﾐsportatioﾐ  Iﾏpro┗eﾏeﾐt  Prograﾏ  ふTIPぶ  – 
the Couﾐty Iaﾐﾐot apply direItly.  

8‐4.5.3: Safe	Routes	to	School	Program	
The “afe Routes  to “Ihool prograﾏ  is a graﾐt prograﾏ adﾏiﾐistered Hy Caltraﾐs aﾐd Iould He 
used to fuﾐd side┘alk iﾏpro┗eﾏeﾐts.  The Prograﾏ is desigﾐed to eﾐIourage ﾏore Ihildreﾐ to 
┘alk or ride Hikes to sIhool Hy reduIiﾐg the Harriers to doiﾐg so, suIh as a laIk of iﾐfrastruIture 
or uﾐsafe iﾐfrastruIture.  Through the passage of AB ヵΑ, the Prograﾏ ┘as e┝teﾐded iﾐdefiﾐitely 
┘ith fuﾐdiﾐg pro┗ided froﾏ the “tate High┘ay AIIouﾐt. 

8‐4.6: Other	Funding	Sources	

8‐4.6.1: Sales	Tax	Increase	
With t┘o‐thirds ┗oter appro┗al, the Couﾐty Iould adopt Iouﾐty┘ide speIial ta┝ iﾐIreases, suIh 
as a sales ta┝ iﾐIrease, to fuﾐd iﾐfrastruIture aﾐd faIility iﾏpro┗eﾏeﾐts.  Depeﾐdiﾐg oﾐ the le┗el 
of  ta┝  iﾐIrease,  sigﾐifiIaﾐt  re┗eﾐues  Iaﾐ  He  geﾐerated,  though  there  is  ofteﾐ  iﾐdustry  aﾐd 
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Ioﾏﾏuﾐity  resistaﾐIe  to  suIh  iﾐIreases.  The  Iurreﾐt  sales  ta┝  rate  ふiﾐ  the Coﾏﾏuﾐity of  “aﾐ 
Miguelぶ is Α.ヵ perIeﾐt.  This PFFP does ﾐot assuﾏe the use of a sales ta┝ iﾐIrease. 

8‐4.6.2: California	Infrastructure	and	Economic	Development	Bank	(I‐Bank)	21	
ふauthorized Hy SeItion ヶン000 et. seケ. of the Governﾏent Codeぶ 

The  Califorﾐia  I‐Baﾐk  is  “tate‐ruﾐ  fiﾐaﾐIiﾐg  authority  that  operates  the  IﾐfrastruIture  “tate 
Re┗ol┗iﾐg Fuﾐd ふI“RFぶ Prograﾏ.  This I“RF Prograﾏ is a state┘ide prograﾏ that pro┗ides lo┘‐Iost 
loaﾐs up to $1ヰ ﾏillioﾐ per projeIt to loIal ﾏuﾐiIipal go┗erﾐﾏeﾐts for a ┘ide ┗ariety of puHliI 
iﾐfrastruIture that pro┗ide loIal eIoﾐoﾏiI de┗elopﾏeﾐt Heﾐefits, suIh as: 

 City streets 

 County highways 

 Drainage, water supply and flood control 

 Educational facilities 

 Environmental mitigation measures 

 Parks and recreational facilities 

 Port facilities 

 Power and communications 

 Public transit 

 Sewage collection and treatment 

 Solid waste collection and disposal 

 Water treatment and distribution 

 Defense conversion 

 Public safety facilities 

 State highways 

 Military infrastructure 

An application is required for these loans, and loans require a stable and reliable source 

of repayment.  If approved, loan repayment could be funded through a special tax if 

approved by voters.  The San Miguel CSD has noted that the CSD is eligible for I-Bank 

funding for infrastructure projects that benefit CSD customers; in this circumstance, the 

loan payments could be funded through CSD rate revenues. 

	

8‐4.7: Sources	of	Funds	by	Type	of	Improvement	
Iﾐ  Appeﾐdi┝  Table  A‐ヲ,  the  poteﾐtial  fuﾐdiﾐg  sourIes  desIriHed  aHo┗e  are  aligﾐed  ┘ith  speIifiI 
iﾏpro┗eﾏeﾐts.  Additioﾐal detail is pro┗ided Helo┘. 

8‐4.7.1: Utility	Infrastructure	
Utility  iﾐfrastruIture  iﾏpro┗eﾏeﾐts  iﾐIlude ┘ater supply, ┘ater distriHutioﾐ, ┘aste┘ater, storﾏ┘ater, 
aﾐd solid ┘aste iﾏpro┗eﾏeﾐts.   

                                                            
21 More information can be found at http://www.ibank.ca.gov. 
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 The CSD charges water and wastewater connection fees for new development which can be 

used to fund utility improvements identified in the supporting fee program nexus 

documentation.  CSD Utility Connection Fees are estimated to total more than $9.0 million 

during the development horizon of this PFFP.  In addition, the CSD charges utility rates which 

can be used to underwrite revenue bonds.   

 The County’s Infrastructure and Facilities Five Year Capital Improvement Plan (CIP) includes 

public infrastructure projects, which are funded by a variety of sources, including the County 

General Fund, regional transportation funds, assessment districts, rates and charges to 

system customers, and grants and loans from State or Federal sources.  CSD projects are not 

included in the County’s CIP.   

 Localized drainage projects have historically been funded through General Flood Control 

District reserve funds.  For larger drainage projects, assessment districts have been 

established, and the revenues have been used to leverage Federal FEMA funds and State 

Proposition 1E Funds. 

 Local Area Development Impact Fees focused on utility infrastructure could be established, 

though this would need to be evaluated in the context of the existing Public Facility Impact 

Fees to ensure a reasonable cost burden.   

 A special assessment to fund stormwater and drainage improvements could be considered. 

8‐4.7.2: Transportation	
Traﾐsportatioﾐ iﾏpro┗eﾏeﾐts iﾐIlude street aﾐd high┘ay systeﾏ iﾏpro┗eﾏeﾐts, side┘alks, 
streetsIapes, HiIyIle laﾐes aﾐd paths, puHliI traﾐsit systeﾏs, aﾐd park‐aﾐd‐ride lots.   

 Those projects with regional benefit, such as street and highway systems, public transit 

systems and park-and-ride lots can be funded through the County’s Capital Projects and 

General Obligation Bonds.   

 Road improvement fees are collected in San Miguel to fund improvements that mitigate the 

effects of new development and new growth.  Road Improvement Fees cannot be used for 

routine maintenance, although periodic and comprehensive rehabilitation or reconstruction 

projects may be an appropriate use of these fees.22  The revenue must be invested in the 

area from which it was collected and on projects identified in the Community’s circulation 

study and included in the fee program nexus study.23  At this time, it is expected that the 

updated fee program will fund 100 percent of the Mission St./14th St. - River Road 

Intersection Signalization Improvements (total estimated cost of $405,000) as well as 

approximately 75 percent of the River Road Widening Improvements (total estimated cost of 

$2.5 million).  Total street and highway improvements currently total $16.0 million, so 

additional funding sources will need to be identified.     

                                                            
22 See footnote #19. 

23 Conversation with Frank Honeycutt, County Public Works Development Services, 09/14/14. 
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 In some cases, sidewalk costs potentially could be funded through grants provided through 

the Congestion Mitigation and Air Quality (CMAQ) Improvement Program or the Safe Routes 

to School program, which is administered by Caltrans.  The CMAQ Program was created in 

1991 under the Intermodal Surface Transportation Efficiency Act (ISTEA) to fund 

transportation related projects that are designed to reduce traffic congestion and improve air 

quality in areas that do not meet air quality standards.  Pedestrian and bicycle projects are 

eligible.  The Safe Routes to School program is designed to encourage more children to walk 

or ride bikes to school by reducing the barriers to doing so, such as a lack of infrastructure or 

unsafe infrastructure.    

 Those improvements that relate directly to the new development (e.g., sidewalks and some 

streetscape improvements) currently are funded by the developer as part of the new 

development.  

8‐4.7.3: Public	Facilities	
PuHliI  faIilities  iﾏpro┗eﾏeﾐts  iﾐIlude  puHliI  parks  aﾐd  opeﾐ  spaIe,  trails,  sIhools,  liHraries, 
Ioﾏﾏuﾐity/Ii┗iI faIilities, puHliI ser┗iIe faIilities, aﾐd puHliI safety Huildiﾐgs. 

 The County has already established Public Facility Development Impact Fees for Government, 

Administration, Sheriff, Parks, Library, and Fire.  The fees collected cannot exceed new 

development’s fair share allocation, and therefore, are not available to fund improvements 

that are required due to existing deficiencies.  Based on development potential through 2035, 

Public Facility Development Impact Fees could total approximately $2.4 million.  With an 

identified need of $13.0 million, public facility improvements will require the identification of 

additional funding sources. 

 Quimby Fees can be used for the purchase of new parklands and/or the construction of new 

parks-related facilities or rehabilitation/restoration of existing park lands and facilities.  

Quimby Fees apply only to subdivisions and are charged according to Area.  San Miguel is in 

Area 1.   

 According to the County’s Infrastructure and Facilities Capital Improvement Plan, Board 

policy states that library projects are expected to be funded with 50 percent of the cost 

coming from the community in which the library improvements are proposed.  The library 

component of the Public Facility Fee revenue is pledged to the Atascadero and Cambria 

library projects for the next 10 or more years, and as such, will not be available to fund 

expansions or improvements in other communities.24 

 Other non-project funding may include grants, which may be available to fund a wide 

spectrum of public facilities, from trail improvements to transit-related improvements. 

                                                            
24 County of San Luis Obispo, Infrastructure and Facilities Capital Improvement Plan, FY2012-13 – 

FY2016-17, Appendix 6. 
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8‐4.7.4: Street	Maintenance	
“treet ﾏaiﾐteﾐaﾐIe  ﾐeeds  are  desIriHed  iﾐ  the  FaIilities  Iﾐ┗eﾐtory  as ┘ell  as  iﾐ  the  “aﾐ  Luis  OHispo 
Couﾐty Pa┗eﾏeﾐt Maﾐageﾏeﾐt Plaﾐ ふtypiIally updated aﾐﾐuallyぶ.   The FaIilities Iﾐ┗eﾐtory reports that 
at  least $ヶ.Αヵ ﾏillioﾐ per year  is ﾐeeded to ﾏaiﾐtaiﾐ the Iouﾐty┘ide road systeﾏ at the Iurreﾐt  le┗el 
through ヲヰ18.25  To iﾏpro┗e the road systeﾏ to the desired Ioﾐditioﾐ ふPa┗eﾏeﾐt Coﾐditioﾐ Iﾐde┝ ふPCIぶ 
of  Αヰぶ,  aﾐﾐual  iﾏpro┗eﾏeﾐt  Iosts  of  $8.8ヶ  ﾏillioﾐ  ┘ould  He  reケuired.26   Of  the  1,ヰ8ヰ  Couﾐty‐
ﾏaiﾐtaiﾐed  road ﾏiles  iﾐ  the Couﾐty,27 1.1 perIeﾐt  is  iﾐ  “aﾐ Miguel.    To  the e┝teﾐt  that  a portioﾐ of 
street ﾏaiﾐteﾐaﾐIe Iosts Iaﾐ He Iategorized as ﾐoﾐ‐routiﾐe, Iapital iﾏpro┗eﾏeﾐts, road iﾏpro┗eﾏeﾐt 
fees  ﾏay  He  aﾐ  appropriate  fuﾐdiﾐg  sourIe.28   To  ケualify,  the  iﾏpro┗eﾏeﾐtふsぶ  ┘ould  ﾐeed  to  He 
iﾐIluded  iﾐ a  fee prograﾏ update aﾐd the aItioﾐ ┘ould ﾐeed to He Ioﾐsisteﾐt ┘ith  the Couﾐty’s road 
iﾏpro┗eﾏeﾐt fee ordiﾐaﾐIe.  The Couﾐty’s ordiﾐaﾐIe does ﾐot appear to speIifiIally e┝Ilude ﾏajor road 
reIoﾐstruItioﾐ  projeIts,  although  re┗isioﾐs  to  the  ordiﾐaﾐIe  to  iﾐIlude  suIh  projeIts  ┘ould  pro┗ide 
aﾐother layer of poliIy aﾐd legislati┗e support. 

8‐4.7.5: Facilities	Operation	and	Maintenance	
While faIility operatioﾐs aﾐd ﾏaiﾐteﾐaﾐIe Iosts are ﾐot speIifiIally estiﾏated iﾐ the FaIilities Iﾐ┗eﾐtory, 
eaIh of the ideﾐtified iﾏpro┗eﾏeﾐts ┘ill ha┗e aﾐﾐual ﾏaiﾐteﾐaﾐIe Iosts assoIiated ┘ith theﾏ.  There 
are fe┘ fuﾐdiﾐg sourIes a┗ailaHle to fuﾐd ﾏaiﾐteﾐaﾐIe aIti┗ities; ﾏost fuﾐdiﾐg sourIes are iﾐteﾐded to 
fuﾐd  the  oﾐe‐tiﾏe  IoﾐstruItioﾐ  of  the  iﾏpro┗eﾏeﾐts  or  faIilities.    As  suIh,  ﾏaiﾐteﾐaﾐIe  Iosts 
assoIiated  ┘ith  the  types  of  iﾏpro┗eﾏeﾐts  ideﾐtified  iﾐ  this  report  typiIally  ┘ill  He  fuﾐded  through 
Couﾐty or C“D Geﾐeral Fuﾐd e┝peﾐditures aﾐd utility rates aﾐd Iharges.   

 

8-5:   Financing Policies, Plan, and Implementation 

This  Ihapter  reIoﾏﾏeﾐds  fuﾐdiﾐg  goals,  poliIies  aﾐd  aItioﾐs  to  guide  the  iﾏpleﾏeﾐtatioﾐ  of  the 
iﾐfrastruIture  aﾐd  faIility  iﾏpro┗eﾏeﾐts  ideﾐtified  iﾐ  Sectioﾐ  8‐ン.    This  seItioﾐ  suﾏﾏarizes 
iﾐfrastruIture  aﾐd  faIility  iﾏpro┗eﾏeﾐt  Iosts,  aﾐd  ideﾐtifies  poteﾐtial  sourIes  of  fuﾐdiﾐg  for  eaIh 
Iategory  of  iﾏpro┗eﾏeﾐt.    The  fiﾐal  seItioﾐ  of  this  Ihapter  reIoﾏﾏeﾐds  さNe┝t  “tepsざ  to┘ards 
iﾏpleﾏeﾐtiﾐg  the FiﾐaﾐIiﾐg Plaﾐ.    It  is  e┝peIted  that  the  fiﾐaﾐIiﾐg poliIies, plaﾐ aﾐd  iﾏpleﾏeﾐtatioﾐ 

                                                            
25 See Table 2-7 on page 2-20 of the Facilities Inventory that was prepared for the Community of San 

Miguel (http://www.slocounty.ca.gov/Assets/PL/pdfs/Facilities+Inventory_San+Miguel.pdf). 

26 Ibid. 

27 San Luis Obispo County Pavement Management Plan, 2009 Update, page 4. 

28 California Gov’t Code Sec. 66001(g) states: “A fee… may include the costs attributable to the 

increased demand for public facilities reasonably related to the development project in order to (1) 

refurbish existing facilities to maintain the existing level of service…”  The code includes streets as a 

public facility.   
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strategy  ┘ill  He  further  refiﾐed  as  a  part  of  the  Coﾏﾏuﾐity  Plaﾐ  fiﾐalizatioﾐ  proIess,  aﾐd  as 
iﾏpleﾏeﾐtatioﾐ of the Coﾏﾏuﾐity Plaﾐ proIeeds. 

8‐5.1: Financing	Goals	and	Policies	
The  follo┘iﾐg  goals  aﾐd  assoIiated  iﾏpleﾏeﾐtatioﾐ  poliIies  ser┗e  as  a  Hasis  for  aﾐ  effiIieﾐt  aﾐd 
eケuitaHle  fiﾐaﾐIiﾐg plaﾐ.    Iﾐ additioﾐ,  the Couﾐty has adopted Hy resolutioﾐ  iﾐ ヲヰ1ヰ aﾐ  IﾐfrastruIture 
Plaﾐﾐiﾐg  aﾐd  Fuﾐdiﾐg  PoliIy29 ┘hiIh  Iaﾐ  guide  iﾐfrastruIture  fuﾐdiﾐg  aﾐd  iﾐ┗estﾏeﾐts.    The  goals, 
poliIies  aﾐd  aItioﾐs  preseﾐted  Helo┘  are  Ioﾐsisteﾐt  ┘ith,  aﾐd  e┝paﾐd  upoﾐ,  goals,  aﾐd  poliIies 
Ioﾐsisteﾐt ┘ith the Couﾐty’s resolutioﾐ aﾐd the Coﾏplete Coﾏﾏuﾐities “ur┗ey. 

Goal 1.  Fund Infrastructure and Public Facilities in an Equitable 
Manner 

  1.1 Ne┘ de┗elopﾏeﾐt shall fuﾐd its alloIated share of iﾐfrastruIture Iosts ﾐeeded to ser┗e the 
ﾐe┘ de┗elopﾏeﾐt,  e┝Iept ┘here other  fuﾐdiﾐg  sourIes  are  appropriate  aﾐd  a┗ailaHle,  aﾐd  suHjeIt  to 
fiﾐaﾐIial feasiHility Ioﾐsideratioﾐs aﾐd other Ioﾏﾏuﾐity oHjeIti┗es.30 

  1.ヲ AlloIate Iosts for e┝istiﾐg defiIieﾐIies aﾏoﾐg properties Hased oﾐ the Heﾐefit reIei┗ed aﾐd, 
┘here possiHle aﾐd appliIaHle, oﾐ a regioﾐal Hasis. 

  1.ン  Wheﾐ  applied  to  e┝istiﾐg  resideﾐts,  fuﾐdiﾐg  ﾏeIhaﾐisﾏs  for  ﾐe┘  iﾐfrastruIture  shall  He 
Ioﾐsisteﾐt ┘ith the Heﾐefit reIei┗ed aﾐd aHility to pay. 

  1.ヴ To eliﾏiﾐate dupliIatioﾐ, e┝istiﾐg Couﾐty┘ide de┗elopﾏeﾐt iﾏpaIt fees shall He e┗aluated to 
deterﾏiﾐe  aﾐy  o┗erlap  Het┘eeﾐ  the  iﾐfrastruIture  projeIts  fuﾐded  Hy  suIh  Couﾐty┘ide  fees  aﾐd 
iﾐfrastruIture reケuired Hy the Coﾏﾏuﾐity Plaﾐ. 

  1.ヵ The Couﾐty shall e┝plore the Ireatioﾐ of Couﾐty┘ide de┗elopﾏeﾐt  iﾏpaIt fees that ┘ould 
He IolleIted froﾏ ﾐe┘ de┗elopﾏeﾐt ┘ithiﾐ Iities to the e┝teﾐt that de┗elopﾏeﾐt iﾐ iﾐIorporated areas 
IoﾐtriHutes to the ﾐeed for Couﾐty┘ide faIilities aﾐd iﾐfrastruIture.   

  1.ヶ Ne┘ projeIts outside of  the Coﾏﾏuﾐity Plaﾐ  that Heﾐefit  froﾏ  iﾐfrastruIture pro┗ided Hy 
the Plaﾐ shall IoﾐtriHute to iﾐfrastruIture fiﾐaﾐIiﾐg to the e┝teﾐt possiHle. 

  1.Α Total  iﾐfrastruIture aﾐd fiﾐaﾐIiﾐg Iosts  iﾐ the Coﾏﾏuﾐity Plaﾐ should ﾐot e┝Ieed  iﾐdustry 
staﾐdards of fiﾐaﾐIial feasiHility.31 
                                                            
29 See the County’s “Infrastructure Planning and Funding Policy,” which was adopted by resolution 

9/7/10 (http://slocounty.granicus.com/MetaViewer.php?view_id=2&clip_id=951&meta_id=188918). 

30 Also, see Policy 1.7. 

31 Infrastructure cost burdens and associated financings (combined debt, impact fees, etc.) are 

typically limited to 1/3 of improved land value; e.g., Mello-Roos debt generally is constrained to a 1:3 

lien to value ratio to assure adequate security for the debt. 
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  1.8  Graﾐts  aﾐd  other  outside  fuﾐdiﾐg,  ふe.g.,  “tate  aﾐd  federal  sourIes,  shall  He  pursued  for 
iﾐfrastruIture fuﾐdiﾐgぶ. 

  1.Γ  The Couﾐty  shall  pro┗ide  a  proIess  aﾐd ﾏeIhaﾐisﾏ,  e.g.,  reiﾏHurseﾏeﾐt  agreeﾏeﾐts,  for 
suHseケueﾐt  reiﾏHurseﾏeﾐt  to  pri┗ate  parties ┘ho  ad┗aﾐIed  iﾐfrastruIture  fuﾐdiﾐg  iﾐ  e┝Iess  of  their 
alloIated share. 

Goal 2.  Include this Public Facility Financing Plan with the San 
Miguel Community Plan 

  ヲ.1 Based oﾐ proposed or reasoﾐaHly foreseeaHle de┗elopﾏeﾐt that ﾏay oIIur pursuaﾐt to the 
Coﾏﾏuﾐity  Plaﾐ,  this  PFFP  aﾐd  future  re┗isioﾐs  shall  detail  all  proposed  de┗elopﾏeﾐt  ┘ithiﾐ  the 
Coﾏﾏuﾐity,  the  puHliI  faIilities  reケuired  for  the  Coﾏﾏuﾐity  Plaﾐ,  the  alloIatioﾐ  of  the  Iosts  of  the 
faIilities  to  e┝istiﾐg  aﾐd  ﾐe┘  de┗elopﾏeﾐt,  aﾐd  proposed  ﾏethods  for  eケuitaHle  aﾐd  Iost‐effeIti┗e 
fuﾐdiﾐg. 

  ヲ.ヲ  The  PFFP  shall  iﾐIlude  aﾐ  iﾐfrastruIture  phasiﾐg  sIhedule  that  liﾐks  the  tiﾏiﾐg  of 
iﾐfrastruIture IoﾐstruItioﾐ to the tiﾏiﾐg of ﾐe┘ resideﾐtial, IoﾏﾏerIial, aﾐd puHliI faIility de┗elopﾏeﾐt 
to the e┝teﾐt possiHle. 

ヲ.ン  The  PFFP  shall  aIIouﾐt  for  Coﾏﾏuﾐity‐speIifiI  IirIuﾏstaﾐIes,  refleIt  Ihaﾐgiﾐg  ﾏarket 
Ioﾐditioﾐs, aﾐd He updated periodiIally as ﾏore refiﾐed faIility, phasiﾐg aﾐd Iost data HeIoﾏe a┗ailaHle, 
iﾐIludiﾐg updates to the Couﾐty’s De┗elopﾏeﾐt IﾏpaIt Fee Prograﾏ, Road Iﾏpro┗eﾏeﾐt Fee Prograﾏ, 
aﾐd the Couﾐty’s periodiI re┗ie┘ of  its  iﾐfrastruIture ﾏaster plaﾐ, Capital  Iﾏpro┗eﾏeﾐt Prograﾏ, aﾐd 
other Couﾐty iﾏpaIts fees.32 

  ヲ.ヴ The PFFP shall ﾏa┝iﾏize the use of pay‐as‐you‐go ﾏethods ふe.g.,  iﾏpaIt fee re┗eﾐue, road 
iﾏpro┗eﾏeﾐt  fee  re┗eﾐue,  assessﾏeﾐtsぶ  as  ┘ell  as  reiﾏHurseﾏeﾐts  to  Hest  use  a┗ailaHle  re┗eﾐue, 
reduIe iﾐterest Iosts, aﾐd ﾏiﾐiﾏize iﾐIreases iﾐ Iosts due to delays.   

ヲ.ヵ DeHt fiﾐaﾐIiﾐg shall He Ioﾐsidered ┘here ﾐeIessary to help fuﾐd faIilities ﾐeeded iﾐ ad┗aﾐIe 
of suHseケueﾐt de┗elopﾏeﾐt aﾐd oﾐly iﾐ liﾏited IirIuﾏstaﾐIes ┘here there is a IertifiaHle ﾏeIhaﾐisﾏ to 
pay for the deHt aﾐd ┘heﾐ other ﾏethods are uﾐa┗ailaHle or iﾐappropriate. 

ヲ.ヶ The PFFP shall estaHlish Iriteria aﾐd priorities for iﾐfrastruIture aﾐd faIilities.   Criteria ﾏay 
iﾐIlude  Ioﾏﾏuﾐity  priorities,  strategiI  gro┘th  opportuﾐities,  health  aﾐd  safety  Ioﾐsideratioﾐs,    Iost 
effeIti┗eﾐess,  ┗alue,  eIoﾐoﾏiI  de┗elopﾏeﾐt  poteﾐtial,  HeautifiIatioﾐ,  reIreatioﾐ  ふﾐoﾐ‐health  aﾐd 
safetyぶ,  aﾐd  faIility ﾏaiﾐteﾐaﾐIe  Iosts  ふi.e.,  iﾏpro┗eﾏeﾐts  that ﾏay  reduIe  future ﾏaiﾐteﾐaﾐIe  aﾐd 
iﾏpro┗eﾏeﾐt Iostsぶ.   

                                                            
32 For example, reports on the Road Improvement Fee (RIF) Program are prepared and submitted to 

the Board of Supervisors annually. 
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ヲ.Α The Couﾐty shall Ioordiﾐate ┘ith the laﾐdo┘ﾐers, de┗elopers, aﾐd ser┗iIe pro┗iders  iﾐ the 
Coﾏﾏuﾐity Plaﾐ area iﾐ the de┗elopﾏeﾐt of FiﾐaﾐIiﾐg “trategies aﾐd iﾏpleﾏeﾐtatioﾐ ﾏeasures. 

ヲ.8    The  Couﾐty  shall  faIilitate  disIussioﾐs  ┘ith  sIhool  distriIts  regardiﾐg  sIhool  faIility 
reケuireﾏeﾐts aﾐd plaﾐﾐiﾐg, Ioﾐsider partﾐeriﾐg ┘ith the distriIts for Ioﾏﾏoﾐly desired faIilities ふsuIh 
as  “afe  Routes  or  reIreatioﾐ  or  Ioﾏﾏuﾐity  faIilitiesぶ,  aﾐd  seek  outIoﾏes  that  faIilitate  tiﾏely 
de┗elopﾏeﾐt ┘ithiﾐ the Coﾏﾏuﾐity Plaﾐ area, if appliIaHle. 

ヲ.Γ    Coﾐsisteﾐt  ┘ith  the  Couﾐty’s  adopted  CFD  poliIies,  at  the  reケuest  of  laﾐdo┘ﾐers  or 
de┗elopers  iﾐ the Coﾏﾏuﾐity Plaﾐ area,  the Couﾐty should estaHlish a  fiﾐaﾐIiﾐg distriIt or distriIts  to 
pro┗ide ﾐeIessary laﾐd‐seIured deHt fiﾐaﾐIiﾐg. 

ヲ.1ヰ  The  preferred  fiﾐaﾐIiﾐg  ﾏeIhaﾐisﾏふsぶ  shall  Ireate  iﾐIeﾐti┗es  for  properties  iﾐ  the 
Coﾏﾏuﾐity Plaﾐ area to de┗elop desired uses aﾐd deﾐsities.  For e┝aﾏple, a per aIre rather thaﾐ a per 
uﾐit fee eﾐIourages de┗elopﾏeﾐt at higher deﾐsities. 

Goal 3.  Provide for Long-Term Operation, Maintenance and 
Replacement Costs 

  ン.1  De┗elopers shall partiIipate iﾐ duly estaHlished ふor to He estaHlishedぶ fiﾐaﾐIiﾐg ﾏeIhaﾐisﾏs 
that pro┗ide fuﾐdiﾐg for ﾏaiﾐteﾐaﾐIe of puHliI faIilities aﾐd/or ﾏuﾐiIipal ser┗iIes suIh as a CFD speIial 
ta┝ for speIifiI, additioﾐal ser┗iIes ┘ithiﾐ ﾐe┘ de┗elopﾏeﾐt areas, or aﾐ assessﾏeﾐt for ﾏaiﾐteﾐaﾐIe of 
faIilities.    

  ン.ヲ  The  Couﾐty  shall  periodiIally  re┗ie┘  its  iﾐfrastruIture ﾏaster  plaﾐs,  Capital  Iﾏpro┗eﾏeﾐt 
Prograﾏ,  aﾐd  Couﾐty  iﾏpaIt  fees  to  assure  that  they  are  Ioﾐsisteﾐt  ┘ith  ﾐeeds  as  ideﾐtified  iﾐ 
Coﾏﾏuﾐity Plaﾐs, aﾐd Ioﾐsisteﾐt ┘ith ﾐe┝us reケuireﾏeﾐts of AB 1ヶヰヰ. 

8‐5.2: Financing	Sources	and	Uses	
As preseﾐted iﾐ Chapter ン aﾐd suﾏﾏarized Helo┘ iﾐ Table 5, $ヴヲ.ヰ ﾏillioﾐ of faIility iﾏpro┗eﾏeﾐts are 
ideﾐtified  for  the  Coﾏﾏuﾐity  of  “aﾐ  Miguel,  iﾐIludiﾐg  $1ン.ヰ  ﾏillioﾐ  for  utility  iﾐfrastruIture,  $1ヶ.ヰ 
ﾏillioﾐ for traﾐsportatioﾐ iﾏpro┗eﾏeﾐts aﾐd $1ン.ヰ ﾏillioﾐ for puHliI faIilities.   

Ne┘  de┗elopﾏeﾐt  ┘ill  geﾐerate  appro┝iﾏately  $ヲ.ヴ  ﾏillioﾐ  iﾐ  re┗eﾐue  through  the  Couﾐty’s  puHliI 
faIility de┗elopﾏeﾐt  iﾏpaIt  fees.    The  traﾐsportatioﾐ  iﾏpaIt  fee prograﾏ  is  Iurreﾐtly Heiﾐg updated; 
ho┘e┗er,  it  is  assuﾏed,  Hased  oﾐ  the  August  ヲヰ1ヴ  draft,  that  re┗eﾐue ┘ill  fuﾐd  appro┝iﾏately  $ヲ.ヲ 
ﾏillioﾐ  of  speIifiIally  ideﾐtified  iﾏpro┗eﾏeﾐts.    “oﾏe  of  the  puHliI  faIility  fees  Iurreﾐtly  are 
prograﾏﾏed for Couﾐty┘ide faIilities ser┗iﾐg the “aﾐ Miguel area, Hut loIated outside “aﾐ Miguel aﾐd 
ﾐot part of the ideﾐtified Coﾏﾏuﾐity iﾏpro┗eﾏeﾐts. 

Iﾐ additioﾐ, ┘ith ┗oter appro┗al, a speIial ta┝ or other area Heﾐefit assessﾏeﾐt Iould He estaHlished to 
fuﾐd Iapital iﾏpro┗eﾏeﾐts aﾐd/or oﾐgoiﾐg ﾏaiﾐteﾐaﾐIe.  The e┝istiﾐg assessed ┗alue iﾐ the Coﾏﾏuﾐity 
of “aﾐ Miguel ふseIured laﾐd aﾐd iﾏpro┗eﾏeﾐts oﾐly less e┝eﾏptioﾐsぶ is $1Α8.Γ ﾏillioﾐ.  “peIial ta┝es or 
assessﾏeﾐts of Α.ヵ perIeﾐt of the assessed ┗alue represeﾐts a feasiHle ta┝ Hurdeﾐ, although the aItual 
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rate ┘ill reケuire a detailed rate aﾐd ﾏethod aﾐalysis aﾐd Iould ┗ary.  Assuﾏiﾐg a Α.ヵ perIeﾐt speIial ta┝ 
IapaIity,  the  e┝istiﾐg  de┗elopﾏeﾐt  Iaﾐ  support  appro┝iﾏately  $1ン.ヴヴ  ﾏillioﾐ  of  iﾏpro┗eﾏeﾐts, 
depeﾐdiﾐg oﾐ future fiﾐaﾐIiﾐg Ioﾐditioﾐs.   This ┘ould represeﾐt appro┝iﾏately $11ヲ.ヵヰ per year for a 
siﾐgle faﾏily hoﾏe ┗alued at $1ヵヰ,ヰヰヰ.  A lo┘er ta┝ rate ┘ill reduIe Hoﾐdiﾐg IapaIity proportioﾐately; 
for e┝aﾏple, a $ヵヰ aﾐﾐual ta┝ ┘ould support appro┝iﾏately $ヶ ﾏillioﾐ of iﾏpro┗eﾏeﾐts. 

Ne┘ de┗elopﾏeﾐt also ┘ill He aHle to support a speIial ta┝ or other assessﾏeﾐt.  As preseﾐted oﾐ Table 
ヲ, the Draft “aﾐ Miguel Coﾏﾏuﾐity Plaﾐ projeIts ヴ1Α ﾐe┘ resideﾐtial uﾐits aﾐd 1ンヰ,ヰヰヰ sケuare feet of 
ﾐe┘ IoﾏﾏerIial  de┗elopﾏeﾐt.   Assuﾏiﾐg aﾐ a┗erage  ┗alue of  $ヲヰヰ,ヰヰヰ per ﾐe┘  resideﾐtial  uﾐit  aﾐd 
$1ヵヰ  per  sケuare  foot  of  ﾐe┘  IoﾏﾏerIial  de┗elopﾏeﾐt,  the  total  assessed  ┗alue  of  the  ﾐe┘ 
de┗elopﾏeﾐt  is  estiﾏated  to He  appro┝iﾏately  $1ヰヲ.Γ ﾏillioﾐ, ┘hiIh  Iaﾐ  support  appro┝iﾏately  $Α.Α 
ﾏillioﾐ of iﾏpro┗eﾏeﾐts. 

Assuﾏiﾐg a speIial ta┝ at the rates desIriHed aHo┗e, aﾐd Huildout of the Ioﾏﾏuﾐity, appro┝iﾏately $1.ヰ 
ﾏillioﾐ of other fuﾐdiﾐg ┘ill still He reケuired; this fuﾐdiﾐg Iould iﾐIlude graﾐts aﾐd/or regioﾐal or “tate 
fuﾐdiﾐg sourIes.  Utility rate surIharges Iould He Ioﾐsidered, Hut their re┗eﾐue poteﾐtial ┘ill depeﾐd oﾐ 
the ﾏagﾐitude of e┝istiﾐg rates. 

The timing of improvements will partly depend on the availability of revenues.  For example, the 

revenue potentials described above require, in part, full buildout of new development.  Because 

certain improvements will be needed in advance of new development, it will be necessary to 

provide interim funding.  For example, construction of certain facilities could be funded by new 

development which would receive credit against fee obligations and would be reimbursed from 

other benefitting properties and future development. 
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Table 8-5 San Miguel Funding Sources and Uses 

 

 

Item Amount

Infrastructure Improvements and Costs
Utility Infrastructure $12,986,000
Transportation $15,987,878
Public Facilities $13,007,100
Total Costs $41,980,978

Funding Sources
CSD Utility Connection Fees [1] $9,085,637
Public Facility Fees [2] $2,403,216
Road Improvement Fees [3] $2,220,000
Special Taxes or Other Assessments [4]

Existing Development $13,417,219
Future Development $7,717,500

Other Funding Required [5] $7,137,406
Total Funding Sources $41,980,978

[1]

[2]

[3]

[4]

[5]

County Public Facility Fees may be used anywhere in the County; they 
are not required to be used in the community from which they are 
generated.  

Assumes a special tax or other assessment capacity of 7.5% of the 
current assessed value and 7.5% of the future assessed value.  The 
FY2014/15 Assessed Value (secured land and improvements, less 
exemptions) is $178.9 million.
Other funding will include Regional, State or Federal funding, direct 
developer contributions and grants.

Sources: County of San Luis Obispo Facilities Inventory; San Miguel CSD; 
Rick Engineering; Wood Rodgers Draft Transportation Impact Fee Update, 
August 2014; County of San Luis Obispo Auditor's Office; Economic & 
Planning Systems, Inc.

CSD Utility Connection Fees can be used to fund water and 
wastewater capital facilities within the San Miguel CSD boundary for 
the direct benefit of CSD customers.  The schedule of fees is 
presented on Table 3.

Road Improvement (or Transportation Impact) Fees are calculated in 
the Wood Rodgers Draft Transportation Impact Fee program, although 
the estimates are likely to change in the final version of the study.  The 
fee levels will be set so that the revenue generated pays for 100% of 
the Mission St./14th St. - River Road Intersection Signalization 
Improvements and approximately 75% of the River Road Widening 
from Salinas River Bridge through Magdalina Dr. improvements.    
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8‐5.3: Implementation	Next	Steps	
This seItioﾐ reIoﾏﾏeﾐds steps aﾐd aItioﾐs ﾐeeded to iﾏpleﾏeﾐt the goals, poliIies aﾐd fiﾐaﾐIiﾐg plaﾐ 
desIriHed aHo┗e. 

8‐5.3.1: Infrastructure	Program	
1. To eﾐsure  that  ﾐe┘ de┗elopﾏeﾐt  pays  its  fair  share  of  iﾐfrastruIture  iﾏpro┗eﾏeﾐt  Iosts, 

ideﾐtify  iﾏpro┗eﾏeﾐts  ﾐeeded  for  the  Coﾏﾏuﾐity  of  “aﾐ Miguel  that  are,  or  should  He, 
iﾐIluded  iﾐ  e┝istiﾐg  fee  prograﾏs,  or  poteﾐtial  ﾐe┘  Couﾐty┘ide  fee  prograﾏs,  ┘here 
feasiHle.  

ヲ. The “aﾐ Miguel C“D’s ﾏaster plaﾐs for ┘ater aﾐd ┘aste┘ater should He updated to ideﾐtify 
projeIts aﾐd guide prioritizatioﾐ.  The Water Master Plaﾐ ┘as last prepared iﾐ ヲヰヰヲ aﾐd the 
Waste┘ater Master Plaﾐ ┘as last prepared iﾐ ヲヰヰヵ. 

8‐5.3.2: Public	Facilities	Finance	Plan	
ン. EstaHlish a sIhedule for updatiﾐg this PuHliI FaIilities FiﾐaﾐIiﾐg Plaﾐ. E┗ery fi┗e years, or iﾐ 

IoﾐjuﾐItioﾐ ┘ith aﾐy ﾏajor  fee adoptioﾐs, updates or de┗elopﾏeﾐt proposals, update  the 
priority, tiﾏiﾐg, Iost aﾐd reケuired faIility iﾏpro┗eﾏeﾐts aﾐd Iosts.  

ヴ. Wheﾐ  updatiﾐg  this  PFFP,  Ioﾐtiﾐue  to  refiﾐe  prioritizatioﾐ  aﾐd  phasiﾐg  of  iﾐfrastruIture.  
Criteria  for  prioritizatioﾐ  should  iﾐIlude  the  Coﾏﾏuﾐity’s  priorities,  strategiI  gro┘th 
opportuﾐities,  health  aﾐd  safety  Ioﾐsideratioﾐs,    Iost  effeIti┗eﾐess,  ┗alue,  eIoﾐoﾏiI 
de┗elopﾏeﾐt  poteﾐtial,  HeautifiIatioﾐ,  reIreatioﾐ  ふﾐoﾐ‐health  aﾐd  safetyぶ,  fuﾐdiﾐg 
a┗ailaHility,  aﾐd  faIility  ﾏaiﾐteﾐaﾐIe  Iosts  ふi.e.,  iﾏpro┗eﾏeﾐts  that  ﾏay  reduIe  future 
ﾏaiﾐteﾐaﾐIe aﾐd iﾏpro┗eﾏeﾐt Iostsぶ. 

8‐5.3.3: Land‐Secured	Financing	Mechanisms	
ヵ. “tudy ┘hether a speIial ta┝ Iaﾐ He estaHlished aﾐd ┘hether there ┘ould He ┗oter support 

for  Heﾐefit  reIei┗ed;  a  speIial  ta┝  Iaﾐ  He  used  to  help  fuﾐd  oﾐgoiﾐg  operatioﾐs  aﾐd 
ﾏaiﾐteﾐaﾐIe, as ┘ell as Iapital iﾏpro┗eﾏeﾐts.   

8‐5.3.4: Development‐Based	Financing	Mechanisms	
ヶ. Iﾐ IoﾐjuﾐItioﾐ ┘ith plaﾐﾐed ﾐe┘ de┗elopﾏeﾐt, Ioﾐsider aﾐ area of Heﾐefit fee prograﾏ to 

geﾐerate additioﾐal re┗eﾐues for loIal  iﾐfrastruIture iﾏpro┗eﾏeﾐts that are ﾐot other┘ise 
addressed  Hy  e┝istiﾐg  fees.  These  aﾐd  other  poteﾐtial  fees  should  He  tested  to  assure 
fiﾐaﾐIial  feasiHility ┘ithout  produIiﾐg  uﾐsupportaHle  Hurdeﾐs  that ┘ould  disIourage  ﾐe┘ 
de┗elopﾏeﾐt. 

Α. Coﾐsider estaHlishiﾐg a fee prograﾏ to fuﾐd storﾏ┘ater iﾏpro┗eﾏeﾐts.  E┝istiﾐg aﾐd future 
iﾏpaIt or area of Heﾐefit fee prograﾏs should iﾐIlude a ﾏeIhaﾐisﾏ for reiﾏHursiﾐg pri┗ate 
parties to eﾐIourage iﾐfrastruIture fuﾐdiﾐg iﾐ ad┗aﾐIe of the IolleItioﾐ of fees froﾏ other 
future de┗elopﾏeﾐt. 
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8‐5.3.5: Grants	
8. ResearIh  graﾐt  opportuﾐities  aﾐd  prepare  graﾐt  appliIatioﾐs,  partiIularly  for  storﾏ┘ater, 

side┘alk, HiIyIle aﾐd trail iﾏpro┗eﾏeﾐts, to fill e┝istiﾐg fuﾐdiﾐg gaps. 

8‐5.3.6: Other	Funding	Sources	
Γ. The  C“D  Iould  Ioﾐsider  prepariﾐg  aﾐ  updated  fee  aﾐd  rate  study  to  e┗aluate  ┘hether 

e┝istiﾐg C“D IoﾐﾐeItioﾐ Iharges are adeケuate to ser┗e future de┗elopﾏeﾐt aﾐd deterﾏiﾐe 
┘hether a ﾐe┝us study is ﾐeeded to update the fees. The study also Iould e┗aluate ┘hether 
e┝istiﾐg  utility  rates  ha┗e  IapaIity  for  aﾐ  additioﾐal  Iapital  replaIeﾏeﾐt  surIharge  to 
address e┝istiﾐg defiIieﾐIies. 

1ヰ. “tudy aﾐd e┗aluate ┘hether there ┘ould He ┗oter aﾐd Ioﾏﾏuﾐity support for a Couﾐty┘ide 
sales ta┝ iﾐIrease to help fuﾐd the IoﾐstruItioﾐ aﾐd/or ﾏaiﾐteﾐaﾐIe of puHliI faIilities.   
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Chapter 9:  Implementation 

The  “aﾐ  Miguel  Coﾏﾏuﾐity  Plaﾐ  is  a  Ioﾏpoﾐeﾐt  of  the  Coﾏﾏuﾐity  Plaﾐs,  Part  III  of  the  Laﾐd  Use 
Eleﾏeﾐt of the “aﾐ Luis OHispo Couﾐty Geﾐeral Plaﾐ.  This Plaﾐ, together ┘ith the Ioﾏﾏuﾐity plaﾐﾐiﾐg 
staﾐdards iﾐ the Laﾐd Use OrdiﾐaﾐIe, is the priﾏary tool to re┗ie┘ de┗elopﾏeﾐt proposals ふe.g. speIifiI 
plaﾐs, suHdi┗isioﾐs, site plaﾐs, aﾐd iﾏpro┗eﾏeﾐt plaﾐsぶ ┘ithiﾐ the UrHaﾐ Reser┗e Liﾐe ふURLぶ.   

The laﾐd uses aﾐd IoﾏHiﾐiﾐg desigﾐatioﾐs desIriHed aﾐd ﾏapped iﾐ Chapter ン of this Plaﾐ are refleIted 
iﾐ the OffiIial Maps, Part IV of the Laﾐd Use Eleﾏeﾐt of the Couﾐty Geﾐeral Plaﾐ.  Allo┘aHle uses ┘ithiﾐ 
eaIh laﾐd use Iategory Iaﾐ He fouﾐd iﾐ the Laﾐd Use OrdiﾐaﾐIe ふLUOぶ, Title ヲヲ of the Couﾐty Code. 

The goals aﾐd poliIies of this Plaﾐ are iﾏpleﾏeﾐted through prograﾏs, staﾐdards, aﾐd guideliﾐes, ┘hiIh 
are suﾏﾏarized iﾐ “eItioﾐs Γ‐ヶ aﾐd Γ‐Α.   The offiIial staﾐdards, Ialled Ioﾏﾏuﾐity plaﾐﾐiﾐg staﾐdards, 
are fouﾐd iﾐ the LUO aﾐd are used day‐to‐day to desigﾐ, re┗ie┘ aﾐd regulate proposed laﾐd uses.  These 
staﾐdards supersede IoﾐfliItiﾐg staﾐdards fouﾐd else┘here iﾐ the LUO.  

Goals are the targets that this Plaﾐ seeks to aIhie┗e.  While there ﾏay He ﾏaﾐy ┘ays to aIhie┗e 
a goal, future aItioﾐs are guided Hy plaﾐ poliIies. 

PoliIies  are  guidiﾐg  priﾐIiples  that  help  to  iﾐforﾏ  deIisioﾐs  ﾏade  Hy  the  Couﾐty  aﾐd  other 
go┗erﾐﾏeﾐt ageﾐIies  IoﾐIerﾐiﾐg  future gro┘th  iﾐ  the Ioﾏﾏuﾐity.   PoliIies are  loIated  iﾐ 
the Ihapters of this Plaﾐ aﾐd are suﾏﾏarized iﾐ TaHle 1‐A at the eﾐd of Chapter 1.   

Prograﾏs are reIoﾏﾏeﾐded aItioﾐs, rather thaﾐ ﾏaﾐdatory reケuireﾏeﾐts.  A prograﾏ ﾏay He 
iﾐitiated Hy  the Couﾐty or aﾐother ageﾐIy or group.   “iﾐIe ﾏaﾐy reIoﾏﾏeﾐded prograﾏs 
iﾐ┗ol┗e ﾏakiﾐg puHliI e┝peﾐditures or seIuriﾐg other fuﾐds, their iﾐitiatioﾐ ┘ill depeﾐd upoﾐ 
the a┗ailaHility of fuﾐdiﾐg.  Prograﾏs are loIated at the eﾐd of eaIh Ihapter of this Plaﾐ. 

Standards  are  reケuireﾏeﾐts  that  ﾏust  He  Ioﾏplied  ┘ith  aﾐd  iﾐIluded  iﾐ  the  desigﾐ  of 
de┗elopﾏeﾐt  projeIts,  as  appliIaHle.    “taﾐdards  assure  Ioﾐsisteﾐt  regulatioﾐs  throughout 
the  Ioﾏﾏuﾐity  or  ┘ithiﾐ  a  partiIular  laﾐd  use  Iategory  or  IoﾏHiﾐiﾐg  desigﾐatioﾐ.  
“taﾐdards,  Ialled Coﾏﾏuﾐity Plaﾐﾐiﾐg  “taﾐdards,  are  fouﾐd  iﾐ ArtiIle  1ヰ of  the  Laﾐd Use 
OrdiﾐaﾐIe, Title ヲヲ of the Couﾐty Code. These staﾐdards are also Ioﾐtaiﾐed iﾐ Appeﾐdi┝ A.   

Guidelines are reIoﾏﾏeﾐded de┗elopﾏeﾐt features or teIhﾐiケues that help aIhie┗e a desired 
effeIt through alterﾐati┗es to preIise or fi┝ed staﾐdards.  Guideliﾐes are fouﾐd iﾐ Appeﾐdi┝ 
A.   

9-1:   Administration 

The “aﾐ Luis OHispo Couﾐty Departﾏeﾐt of Plaﾐﾐiﾐg aﾐd Buildiﾐg  is  respoﾐsiHle  for adﾏiﾐisteriﾐg  the 
“aﾐ Miguel Coﾏﾏuﾐity Plaﾐ.  The DireItor of Plaﾐﾐiﾐg aﾐd Buildiﾐg has the respoﾐsiHility aﾐd authority 
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to iﾐterpret the ﾏeaﾐiﾐg aﾐd appliIaHility of all of the pro┗isioﾐs of this Plaﾐ as speIified iﾐ the LUO.  Iﾐ 
additioﾐ, the Plaﾐﾐiﾐg aﾐd Buildiﾐg Departﾏeﾐt ┘ill Ioordiﾐate ┘ith other Couﾐty departﾏeﾐts aﾐd ┘ith 
state aﾐd other ageﾐIies aﾐd orgaﾐizatioﾐs to iﾏpleﾏeﾐt the Plaﾐ aﾐd ﾏoﾐitor IoﾏpliaﾐIe ┘ith poliIies.   

9-2:   Amendments to the Community Plan 

Aﾏeﾐdﾏeﾐts to the Coﾏﾏuﾐity Plaﾐ are ﾏade aIIordiﾐg to the pro┗isioﾐs fouﾐd iﾐ the Fraﾏe┘ork for 
Plaﾐﾐiﾐg of the Laﾐd Use Eleﾏeﾐt.  PeriodiI aﾏeﾐdﾏeﾐts to the Coﾏﾏuﾐity Plaﾐ ﾏay He ﾏade iﾐ order 
to  respoﾐd  to  Ihaﾐgiﾐg  eIoﾐoﾏiI  or  other  Ioﾐditioﾐs,  iﾐIludiﾐg  Ioﾏﾏuﾐity  ﾐeeds  aﾐd  desires.  
Aﾏeﾐdﾏeﾐts to the Ioﾏﾏuﾐity plaﾐﾐiﾐg staﾐdards are ﾏade through aﾏeﾐdﾏeﾐts to the LUO, ┘ithout 
the ﾐeed to aﾏeﾐd the “aﾐ Miguel Coﾏﾏuﾐity Plaﾐ.   

9-3:   Comprehensive Update to the Community Plan 

The  “aﾐ Miguel Coﾏﾏuﾐity Plaﾐ has  a plaﾐﾐiﾐg horizoﾐ  year of  ヲヰンヵ.   Ho┘e┗er,  if  projeIted gro┘th 
rates  are  e┝Ieeded  Hefore  theﾐ,  or  if  there  are  other  sigﾐifiIaﾐt  Ihaﾐges  iﾐ  Ioﾐditioﾐs  or  Ioﾏﾏuﾐity 
ﾐeeds or desires, the Coﾏﾏuﾐity Plaﾐ should He updated prior to ヲヰンヵ.  A Ioﾏpreheﾐsi┗e update of the 
“aﾐ Miguel Coﾏﾏuﾐity Plaﾐ ┘ill He ﾐeIessary ┘heﾐ oﾐe of the follo┘iﾐg t┘o Iriteria oIIur: 

 The populatioﾐ of “aﾐ Miguel e┝Ieeds Αヵ perIeﾐt of the aﾐtiIipated ヲヰンヵ populatioﾐ ideﾐtified 
iﾐ this plaﾐ.   

 There  is  less  thaﾐ a  fi┗e‐year  supply of a┗ailaHle, ┗aIaﾐt  laﾐd  iﾐ  the URL  to aIIoﾏﾏodate  the 
reasoﾐaHly aﾐtiIipated or historiI gro┘th treﾐds of the Ioﾏﾏuﾐity.   

If ﾐeither of  the aHo┗e Iriteria oIIurs, a Ioﾏpreheﾐsi┗e update should He  iﾐitiated Hy ヲヰンヲ to eﾐsure 
that aﾐ updated “aﾐ Miguel Coﾏﾏuﾐity Plaﾐ is adopted Hy ヲヰンヵ.  

9-4:   Public Infrastructure and Services 

“aﾐ Luis OHispo Couﾐty ┘ill ┘ork ┘ith laﾐdo┘ﾐers aﾐd de┗elopers to eﾐsure that ﾐeeded iﾏpro┗eﾏeﾐts 
to  iﾐfrastruIture are ﾏade IoﾐIurreﾐtly ┘ith the aItual ﾐeed.   The respoﾐsiHility  for  iﾏpro┗eﾏeﾐts to 
puHliI iﾐfrastruIture aﾐd ser┗iIes ┘ill He fairly shared aﾏoﾐg those ┘ho ﾏost iﾏﾏediately Heﾐefit aﾐd 
the  eﾐtire  Ioﾏﾏuﾐity  iﾐ  aIIordaﾐIe ┘ith Board of  “uper┗isors’  poliIy  oﾐ  iﾐfrastruIture  plaﾐﾐiﾐg  aﾐd 
fuﾐdiﾐg.   

9-5:   Development Review Process and Fees 

Major de┗elopﾏeﾐt projeIts ┘ill  likely  iﾐ┗ol┗e  laﾐd di┗isioﾐs,  as  regulated uﾐder  the “uHdi┗isioﾐ Map 
AIt ふGo┗erﾐﾏeﾐt Code “eItioﾐ ヶヶヴ1ヰ et seケ.ぶ, the Couﾐty’s Real Property Di┗isioﾐ OrdiﾐaﾐIe ふTitle ヲ1 of 
the Couﾐty Codeぶ, aﾐd the LUO ふTitle ヲヲ of the Couﾐty Codeぶ.  ProjeIts ﾐot iﾐ┗ol┗iﾐg laﾐd di┗isioﾐs ﾏay 
also  reケuire  a  disIretioﾐary  laﾐd  use  perﾏit,  suIh  as  a Miﾐor  Use  Perﾏit  or  Coﾐditioﾐal  Use  Perﾏit.  
Both laﾐd di┗isioﾐs aﾐd laﾐd use perﾏits are disIretioﾐary aItioﾐs – they ﾏay He appro┗ed, Ioﾐditioﾐally 
appro┗ed, or disappro┗ed.  The laﾐd di┗isioﾐ aﾐd de┗elopﾏeﾐt re┗ie┘ proIesses for larger projeIts ┘ill 
geﾐerally  address  puHliI  iﾏpro┗eﾏeﾐts  suIh  as  parks,  se┘er  liﾐes,  ┘ater  liﾐes,  storﾏ  draiﾐage,  aﾐd 
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other faIilities, aloﾐg ┘ith the fuﾐdiﾐg ﾏeIhaﾐisﾏs ﾐeeded to Ioﾏplete these faIilities.   Coﾐditioﾐs of 
de┗elopﾏeﾐt appro┗al ﾏay iﾐIlude iﾐstallatioﾐ of iﾐfrastruIture or payﾏeﾐt of fees.   

Miﾐisterial perﾏits iﾐIlude “ite Plaﾐs aﾐd )oﾐiﾐg ClearaﾐIes; there is ﾐo disIretioﾐary re┗ie┘ of )oﾐiﾐg 
ClearaﾐIes,  aﾐd  ﾐo  aHility  to  add  disIretioﾐary  Ioﾐditioﾐs  of  appro┗al.    Therefore,  aﾐy  reケuireﾏeﾐts 
appliIaHle to ﾏiﾐisterial perﾏit projeIts ﾏust He ideﾐtified Hy ordiﾐaﾐIe.   

Please refer to ArtiIle ヶ of the LUO for a detailed desIriptioﾐ of the ┗arious laﾐd use perﾏit appliIatioﾐs.  

9-6:   Guidelines and Standards 

Iﾐ additioﾐ to Heiﾐg  iﾏpleﾏeﾐted through poliIies aﾐd prograﾏs, parts of  the “aﾐ Miguel Coﾏﾏuﾐity 
Plaﾐ are  iﾏpleﾏeﾐted through the perﾏittiﾐg proIess for ﾐe┘ de┗elopﾏeﾐt.   Ne┘ de┗elopﾏeﾐt ﾏust 
Ioﾏply  ┘ith  the  guideliﾐes  aﾐd  staﾐdards  iﾐ  “eItioﾐ  ヲヲ.1ヰヴ.ヰヶヰ  of  the  Laﾐd  Use  OrdiﾐaﾐIe.    These 
guideliﾐes aﾐd staﾐdards are iﾐteﾐded to help aIhie┗e the Ioﾏﾏuﾐity’s ┗isioﾐ, iﾏpleﾏeﾐt poliIies iﾐ the 
Coﾏﾏuﾐity  Plaﾐ,  or  ﾏitigate  eﾐ┗iroﾐﾏeﾐtal  iﾏpaIts.    A  Iopy  of  the  guideliﾐes  aﾐd  staﾐdards  are 
Ioﾐtaiﾐed iﾐ Appeﾐdi┝ A.   

9-7:   Implementing Programs 

The  “aﾐ  Miguel  Coﾏﾏuﾐity  Plaﾐ  iﾐIludes  iﾏpleﾏeﾐtatioﾐ  prograﾏs  to  ideﾐtify  respoﾐsiHility  for 
eﾐsuriﾐg Ioﾏpreheﾐsi┗e iﾏpleﾏeﾐtatioﾐ of these prograﾏs.   

Prograﾏs are reIoﾏﾏeﾐded aItioﾐs, rather thaﾐ ﾏaﾐdatory reケuireﾏeﾐts.  A prograﾏ ﾏay He iﾐitiated 
Hy the Couﾐty or aﾐother ageﾐIy or group.  “iﾐIe ﾏaﾐy reIoﾏﾏeﾐded prograﾏs iﾐ┗ol┗e ﾏakiﾐg puHliI 
e┝peﾐditures  or  seIuriﾐg  other  fuﾐds,  their  iﾐitiatioﾐ  ┘ill  depeﾐd  upoﾐ  the  a┗ailaHility  of  fuﾐdiﾐg.  
Prograﾏs are loIated at the eﾐd of eaIh Ihapter of this Plaﾐ. 

Note:  Inforﾏation IonIerning the responsiHle agenIy, tiﾏefraﾏe, priority, and funding ┘ill He provided 
┘ith the PuHliI Hearing Draft Hased on input reIeived froﾏ the Ioﾏﾏunity as ┘ell as affeIted agenIies.   

Table 9-A:  Implementing Programs 

#  Prograﾏ  Respoﾐsible 
Eﾐtity  Priority  Tiﾏefraﾏe  Fuﾐdiﾐg 

ECONOMIC DEVELOPMENT 
ヲ‐1  Ideﾐtify aﾐd reIruit the types of 

Husiﾐesses that Iaﾐ suIIeed iﾐ 
“aﾐ Miguel.   

EVC  Mediuﾏ  Near‐terﾏ 
Geﾐeral 

Fuﾐd/Graﾐts 
 

a  Ideﾐtify the types of e┝istiﾐg 
aﾐd poteﾐtial Husiﾐesses that 
Iaﾐ suIIeed iﾐ “aﾐ Miguel. 

EVC  Mediuﾏ  Near‐terﾏ  Geﾐeral 
Fuﾐd/Graﾐts 

H  “oliIit iﾐforﾏatioﾐ aHout 
Husiﾐess ﾐeeds.    Couﾐty Plaﾐﾐiﾐg  Mediuﾏ  Near‐terﾏ  Geﾐeral 

Fuﾐd/Graﾐts 
I  Eﾐsure adeケuate zoﾐiﾐg.    Couﾐty Plaﾐﾐiﾐg  Mediuﾏ  Near‐terﾏ  Geﾐeral Fuﾐd 
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Table 9-A:  Implementing Programs 

#  Prograﾏ  Respoﾐsible 
Eﾐtity  Priority  Tiﾏefraﾏe  Fuﾐdiﾐg 

d  ReduIe start‐up Iosts for 
preferred Husiﾐesses.    Couﾐty Plaﾐﾐiﾐg  High  Near‐terﾏ  Geﾐeral 

Fuﾐd/Graﾐts/CDBG 
e  Market eﾐtitled sites to 

targeted Husiﾐesses.   
“M ChaﾏHer of 
CoﾏﾏerIe  Mediuﾏ  Mid‐terﾏ  Geﾐeral Fuﾐd 

ヲ‐ヲ  Assist the Ioﾏﾏuﾐity iﾐ 
de┗elopiﾐg a Busiﾐess 
Iﾏpro┗eﾏeﾐt DistriIt ふBIDぶ.   

Couﾐty 
Adﾏiﾐistratioﾐ/ 
Couﾐty Plaﾐﾐiﾐg 

High  Near‐terﾏ  Geﾐeral Fuﾐd 

ヲ‐ン  De┗elop a さHuy loIalざ prograﾏ 
iﾐ “aﾐ Miguel.   

“M ChaﾏHer of 
CoﾏﾏerIe  Lo┘  Mid‐terﾏ  Graﾐts/Voluﾐteer 

Effort 
ヲ‐ヴ  EstaHlish a ┘eekly farﾏers 

ﾏarket iﾐ the Ioﾏﾏuﾐity that 
IoﾐﾐeIts resideﾐts ┘ith loIal 
foods.   

Voluﾐteer 
Orgaﾐizatioﾐs / 
Noﾐ‐profits / “M 

ChaﾏHer of 
CoﾏﾏerIe 

High  Near‐terﾏ  Voluﾐteer Effort 

ヲ‐ヵ  Proﾏote aﾐﾐual Ioﾏﾏuﾐity 
e┗eﾐts, to dra┘ ┗isitors iﾐto 
to┘ﾐ.   

“M ChaﾏHer of 
CoﾏﾏerIe  High  Near‐terﾏ  Voluﾐteer Effort 

ヲ‐ヶ  ReduIe fiﾐaﾐIial Hurdeﾐs for 
Husiﾐesses seekiﾐg to loIate or 
e┝paﾐd iﾐ “aﾐ Miguel. 

Couﾐty Plaﾐﾐiﾐg  Mediuﾏ  “hort‐terﾏ  Geﾐeral 
Fuﾐd/Graﾐts 

ヲ‐Α  PeriodiIally sur┗ey the Husiﾐess 
Ioﾏﾏuﾐity.    EVC  Mediuﾏ  Mid‐terﾏ  Geﾐeral Fuﾐd 

ヲ‐8  Proﾏote the use of ﾐoﾐ‐
ﾏotorized traﾐsportatioﾐ to 
aﾐd ┘ithiﾐ the Ceﾐtral Busiﾐess 
DistriIt.   

Couﾐty Plaﾐﾐiﾐg  Lo┘  Loﾐg‐terﾏ 
Geﾐeral 

Fuﾐd/Graﾐts/RTP 
Fuﾐdiﾐg 

ヲ‐Γ  “treaﾏliﾐe the perﾏittiﾐg 
proIess for desired 
de┗elopﾏeﾐt.   

Couﾐty Plaﾐﾐiﾐg  High  Near‐terﾏ  Geﾐeral 
Fuﾐd/Graﾐts 

a.  Master Coﾐditioﾐal Use Perﾏit  Couﾐty Plaﾐﾐiﾐg  High  Near‐terﾏ  Geﾐeral Fuﾐd 
H.  Tiered Eﾐ┗iroﾐﾏeﾐtal Re┗ie┘  Couﾐty Plaﾐﾐiﾐg  High  Near‐terﾏ  N/A 

LAND USE 
ン‐1  “treaﾏliﾐiﾐg aﾐd eﾐIouragiﾐg 

preferred de┗elopﾏeﾐt.  Couﾐty Plaﾐﾐiﾐg  High  Near‐terﾏ  Geﾐeral 
Fuﾐd/Graﾐts 

ン‐ヲ  Parks aﾐd opeﾐ spaIe plaﾐ.    Couﾐty Parks / 
Couﾐty Plaﾐﾐiﾐg   Mediuﾏ  Mid‐terﾏ 

Geﾐeral 
Fuﾐd/Graﾐts/IﾏpaI

t Fees 
ン‐ン  AesthetiI iﾏpro┗eﾏeﾐt 

prograﾏ.    Couﾐty Plaﾐﾐiﾐg  Mediuﾏ  Mid‐terﾏ 

Geﾐeral 
Fuﾐds/Graﾐts/Doﾐa
tioﾐs/Voluﾐteer 

Effort 
a.  LaﾐdsIape aﾐd Lightiﾐg DistriIt  “MC“D  Mediuﾏ  Mid‐terﾏ  Geﾐeral 

Fuﾐd/Graﾐts 
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Table 9-A:  Implementing Programs 

#  Prograﾏ  Respoﾐsible 
Eﾐtity  Priority  Tiﾏefraﾏe  Fuﾐdiﾐg 

H.  Coﾏﾏuﾐity BeautifiIatioﾐ 
A┘ard 

Voluﾐteer 
Orgaﾐizatioﾐs / 
Noﾐ‐profits / “M 

ChaﾏHer of 
CoﾏﾏerIe  

High  Near‐terﾏ  Doﾐatioﾐs/Voluﾐte
er Effort 

I.  Voluﾐteer Prograﾏ  Voluﾐteer 
Orgaﾐizatioﾐs / 
Noﾐ‐profits 

Mediuﾏ  Mid‐terﾏ  Voluﾐteer Effort 

d.  Missioﾐ Gate┘ay Area  Voluﾐteer 
Orgaﾐizatioﾐs  Mediuﾏ  Mid‐terﾏ  Graﾐts/Voluﾐteer 

Effort 
e.  Targeted Code EﾐforIeﾏeﾐt  Couﾐty Plaﾐﾐiﾐg  Mediuﾏ  Near‐terﾏ  Geﾐeral Fuﾐd 

ン‐ヴ  CoﾐIeptual Plaﾐ for Uﾐioﾐ 
PaIifiI properties 

Couﾐty Plaﾐﾐiﾐg  Mediuﾏ  Loﾐg‐terﾏ  Geﾐeral Fuﾐd 

a.  CirIulatioﾐ 
H.  FeﾐIiﾐg aﾐd “afety 
I.  Ceﾐtralized Parkiﾐg 
d.  Draiﾐage FaIilities 
e.  Pri┗ate De┗elopﾏeﾐt 

ン‐ヵ  “igﾐage Prograﾏ   Couﾐty Plaﾐﾐiﾐg  Mediuﾏ  Loﾐg‐terﾏ  Geﾐeral 
Fuﾐd/Graﾐts a.  Wayfiﾐdiﾐg 

H.  Busiﾐess Road “igﾐs 
I.  PuHliI Art aﾐd Murals 

ン‐ヶ  Code EﾐforIeﾏeﾐt  Couﾐty Plaﾐﾐiﾐg  Mediuﾏ  Near‐terﾏ  Geﾐeral Fuﾐd 
ン‐Α  “aﾐ Miguel History ProjeIt  “M ResourIe 

CoﾐﾐeItioﾐ  High  Near‐terﾏ  Doﾐatioﾐs/Voluﾐte
er Effort 

NATURAL RESOURCES 
ヴ‐1  AIケuire opeﾐ spaIe iﾐ the 

“aliﾐas floodplaiﾐ.    Couﾐty Parks / 
Couﾐty Plaﾐﾐiﾐg  Lo┘  Loﾐg‐terﾏ 

Geﾐeral 
Fuﾐd/E┝aItioﾐs/Iﾏ

paIt 
Fees/Mitigatioﾐ 

Fuﾐdiﾐg  
ヴ‐ヲ  Water Coﾐser┗atioﾐ Prograﾏ    “MC“D  High  Near‐terﾏ  Eﾐterprise Fuﾐds 
ヴ‐ン  “uppleﾏeﾐtal Water    “MC“D  Mediuﾏ  Mid‐terﾏ  Eﾐterprise Fuﾐds 
ヴ‐ヴ  Flood )oﾐe “tudy    Couﾐty Flood 

Coﾐtrol DistriIt  High  Near‐terﾏ  Geﾐeral Fuﾐd 

ヴ‐ヵ  “aliﾐas Ri┗er Maﾐageﾏeﾐt  Couﾐty Flood 
Coﾐtrol DistriIt  Mediuﾏ  Mid‐terﾏ 

Geﾐeral 
Fuﾐd/“peIial 
Assessﾏeﾐt 

ヴ‐ヶ  BiologiIal ResourIe Assessﾏeﾐt  ProjeIt AppliIaﾐt  Mediuﾏ  Oﾐgoiﾐg  De┗eloper Fuﾐded 
ヴ‐Α  “eﾐsiti┗e Coﾏﾏuﾐities 

Miﾐiﾏizatioﾐ 
Couﾐty Plaﾐﾐiﾐg/

CDFW  Mediuﾏ  Oﾐgoiﾐg  De┗eloper Fuﾐded 
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Table 9-A:  Implementing Programs 

#  Prograﾏ  Respoﾐsible 
Eﾐtity  Priority  Tiﾏefraﾏe  Fuﾐdiﾐg 

ヴ‐8  Willo┘‐Cottoﾐ┘ood Ripariaﾐ 
Forest Restoratioﾐ aﾐd 
Moﾐitoriﾐg 

Couﾐty 
Plaﾐﾐiﾐg/CDFW  Mediuﾏ  Oﾐgoiﾐg  De┗eloper Fuﾐded 

ヴ‐Γ  JurisdiItioﾐal Deliﾐeatioﾐ  U“FW“  Mediuﾏ  Loﾐg‐terﾏ  De┗eloper Fuﾐded 
ヴ‐
1ヰ 

JurisdiItioﾐal Waters aﾐd 
Wetlaﾐds  U“FW“  High  Loﾐg‐terﾏ  De┗eloper Fuﾐded 

CULTURAL RESOURCES 
ヴ‐
11 

ProteIt HistoriI ResourIes.    Couﾐty Plaﾐﾐiﾐg  Mediuﾏ  Near‐terﾏ  Geﾐeral Fuﾐd 

ヴ‐
1ヲ 

Mills AIt Prograﾏ  Couﾐty Plaﾐﾐiﾐg  High  Near‐terﾏ  Geﾐeral Fuﾐd 

ヴ‐
1ン 

“aﾐ Miguel HistoriI 
Preser┗atioﾐ ProjeIt    “M ResourIe 

CoﾐﾐeItioﾐ  High  Near‐terﾏ 

Geﾐeral 
Fuﾐd/Graﾐts/IﾏpaI

t Fees/RTP 
“ourIes/Doﾐatioﾐs 

ヴ‐
1ヴ 

AssistaﾐIe to O┘ﾐers of 
HistoriI Buildiﾐgs.    Couﾐty Plaﾐﾐiﾐg  High  Oﾐgoiﾐg  Geﾐeral 

Fuﾐd/Graﾐts 
ヴ‐
1ヵ 

Ideﾐtify ArIheologiIal 
ResourIes  ProjeIt AppliIaﾐt  High  Oﾐgoiﾐg  De┗eloper Fuﾐded 

ヴ‐
1ヶ 

Preser┗atioﾐ of HistoriI 
ResourIes Duriﾐg 
IﾐfrastruIture De┗elopﾏeﾐt 

ProjeIt 
AppliIaﾐt/ 
Couﾐty 

Eﾐ┗iroﾐﾏeﾐtal 
Coordiﾐator 

Mediuﾏ  Oﾐgoiﾐg  De┗eloper Fuﾐded 

ヴ‐
1Α 

PaleoﾐtologiIal ResourIe 
CoﾐstruItioﾐ Moﾐitoriﾐg 

ProjeIt AppliIaﾐt  Mediuﾏ  Oﾐgoiﾐg  De┗eloper Fuﾐded 

a.  Fossil “al┗age 
ENERGY CONSERVATION 

ヴ‐
18 

Iﾏpleﾏeﾐt the EﾐergyWise 
Plaﾐ iﾐ “aﾐ Miguel.    Couﾐty Plaﾐﾐiﾐg  Mediuﾏ  Near‐terﾏ  eﾏPo┘er Prograﾏ 

ヴ‐
1Γ 

“treet Trees aﾐd “hade.  Couﾐty Plaﾐﾐiﾐg  High  Near‐terﾏ  Geﾐeral 
Fuﾐd/Graﾐts 

TRANSPORTATION AND CIRCULATION 
ヵ‐1  E┝paﾐd the Road IﾏpaIt Fee 

Prograﾏ.   
Couﾐty PuHliI 

Works  Lo┘  Mid‐terﾏ  IﾏpaIt Fees 

ヵ‐ヲ  EstaHlish a Coﾏﾏuﾐity 
FaIilities DistriIt.    Couﾐty Plaﾐﾐiﾐg  Lo┘  Loﾐg‐terﾏ 

Geﾐeral 
Fuﾐd/Eﾐtitleﾏeﾐt 

Coﾐditioﾐs 
ヵ‐ン  E┝paﾐd AIIess to Traﾐsit   

“LORTA  Lo┘  Mid‐terﾏ 
Geﾐeral 

Fuﾐd/FareHo┝ 
Returﾐ 
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Table 9-A:  Implementing Programs 

#  Prograﾏ  Respoﾐsible 
Eﾐtity  Priority  Tiﾏefraﾏe  Fuﾐdiﾐg 

ヵ‐ヴ  TraffiI Calﾏiﾐg oﾐ Missioﾐ 
“treet   

Couﾐty PuHliI 
Works  High  Near‐terﾏ  Geﾐeral 

Fuﾐd/IﾏpaIt Fees 
ヵ‐ヵ  TraffiI Calﾏiﾐg oﾐ N “treet.    Couﾐty PuHliI 

Works  Mediuﾏ  Near‐terﾏ  Geﾐeral 
Fuﾐd/IﾏpaIt Fees 

ヵ‐ヶ  Ceﾐtralized Parkiﾐg 

Couﾐty Plaﾐﾐiﾐg/ 
Busiﾐess O┘ﾐers  Lo┘  Mid‐terﾏ 

Doﾐatioﾐs/Graﾐts/
Voluﾐteer 

Effort/“peIial 
Assessﾏeﾐt/IﾏpaIt 

Fees 
ヵ‐Α  Road MaiﾐteﾐaﾐIe AssoIiatioﾐs  “aﾐ La┘reﾐIe 

TerraIe 
ResideﾐIe 

Lo┘  Mid‐terﾏ 
Geﾐeral 

Fuﾐd/Voluﾐteer 
Efforts 

ヵ‐8  Fire AIIess Iﾏpro┗eﾏeﾐts  “MC“D Fire 
Departﾏeﾐt 

Lo┘  Loﾐg‐terﾏ  Geﾐeral 
Fuﾐd/Doﾐatioﾐs/Gr

aﾐts 
a.  Keﾐﾐedy Laﾐe 
H.  Pri┗ate Dri┗e┘ays at 11th aﾐd 

LuHo┗a 
I.  N “treet alley Het┘eeﾐ 11th aﾐd 

1ヲth “treet 
d.  BulH‐outs iﾐ resideﾐtial 

suHdi┗isioﾐs 
ヵ‐Γ  Naﾏiﾐg the Alleys  Couﾐty Plaﾐﾐiﾐg  High  Near‐terﾏ  Geﾐeral Fuﾐd 

SCHOOLS 
ヶ‐1  “afe Routes to “Ihools.   

Couﾐty PuHliI 
Works  High  Near‐terﾏ 

Geﾐeral 
Fuﾐd/IﾏpaIt 

Fees/Graﾐts/RTP 
“ourIes 

ヶ‐ヲ  CollaHoratioﾐ oﾐ loIatioﾐ of 
ﾐe┘ sIhool sites.    Couﾐty Plaﾐﾐiﾐg  Lo┘  Loﾐg‐terﾏ  N/A 

PARKS AND RECREATION 
ヶ‐ン  E┝paﾐsioﾐ of “aﾐ Miguel 

Coﾏﾏuﾐity Park.    Couﾐty Parks  High  Near‐terﾏ  Graﾐts/Geﾐeral 
Fuﾐd/IﾏpaIt Fees 

ヶ‐ヴ  De┗elop additioﾐal parklaﾐd    Couﾐty Parks  High  Near‐terﾏ  Graﾐts/Geﾐeral 
Fuﾐd/IﾏpaIt Fees 

ヶ‐ヵ  Father Regiﾐald Park CoﾐIept 
Plaﾐ  Couﾐty Plaﾐﾐiﾐg  Mediuﾏ  Mid‐terﾏ 

Geﾐeral 
Fuﾐd/Graﾐts/Voluﾐ

teer Efforts 
FIRE SAFETY AND EMERGENCY MEDICAL SERVICES 

ヶ‐ヶ  CoﾐtiﾐgeﾐIy plaﾐﾐiﾐg for 
aIIess aIross the railroad.   

“MC“D Fire 
Departﾏeﾐt  Mediuﾏ  Mid‐terﾏ  Geﾐeral Fuﾐd 
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Table 9-A:  Implementing Programs 

#  Prograﾏ  Respoﾐsible 
Eﾐtity  Priority  Tiﾏefraﾏe  Fuﾐdiﾐg 

LAW ENFORCEMENT 
ヶ‐Α  E┝plore optioﾐs for iﾐIreasiﾐg 

puHliI safety.    Couﾐty “heriff  High  Near‐terﾏ 
Geﾐeral 

Fuﾐd/“peIial 
Assessﾏeﾐt 

COMMUNITY FACILITIES 
ヶ‐8  “upport fuﾐdiﾐg for youth 

prograﾏs.    Couﾐty Parks  High  Near‐terﾏ 

Geﾐeral 
Fuﾐd/“peIial 

Assessﾏeﾐt/User 
Fees 

ヶ‐Γ  IﾐIeﾐti┗es for Iultural faIilities.    Couﾐty Plaﾐﾐiﾐg  Mediuﾏ  Mid‐terﾏ  N/A 
WATER SYSTEM 

Α‐1  Water systeﾏ iﾏpro┗eﾏeﾐts.    “MC“D  Mediuﾏ  Loﾐg‐terﾏ  Eﾐterprise Fuﾐds 
Α‐ヲ  Update the Water Master Plaﾐ.    “MC“D  High  Loﾐg‐terﾏ  Eﾐterprise Fuﾐds 
Α‐ン  Additioﾐal ┘ater supply.    “MC“D  Mediuﾏ  Mid‐terﾏ  Eﾐterprise Fuﾐds 

WASTEWATER 
Α‐ヴ  Waste┘ater systeﾏ 

iﾏpro┗eﾏeﾐts.    “MC“D  Mediuﾏ  Loﾐg‐terﾏ  Eﾐterprise 

STORMWATER DRAINAGE 
Α‐ヵ  Update the “aﾐ Miguel 

Draiﾐage Plaﾐ.   
Couﾐty Flood 
Coﾐtrol DistriIt   High  Mid‐terﾏ  Geﾐeral 

Fuﾐd/Graﾐts 
Α‐ヶ  IﾐIorporatioﾐ of LID 

TeIhﾐiケues aﾐd Eﾏphasis oﾐ 
Grouﾐd┘ater ReIharge   

RWQCB  Mediuﾏ  Loﾐg‐terﾏ  De┗eloper Fuﾐded 

Α‐Α  “torﾏ┘ater “ysteﾏ 
Iﾏpro┗eﾏeﾐts  Couﾐty Flood 

Coﾐtrol DistriIt  High  Loﾐg‐terﾏ 
Geﾐeral 

Fuﾐd/Graﾐts/IﾏpaI
t Fees/E┝aItioﾐs 

UTILITIES 
Α‐8  Gas “er┗iIe to Ceﾐtral Busiﾐess 

DistriIt  Couﾐty PuHliI 
Works  High  Mid‐terﾏ 

Pri┗ate Busiﾐess/ 
Geﾐeral 

Fuﾐd/Graﾐts 
Α‐Γ  FiHer OptiI Turﾐout  Couﾐty PuHliI 

Works  Mediuﾏ  Mid‐terﾏ  Geﾐeral 
Fuﾐds/Graﾐts 

Α‐
1ヰ 

Eﾐergy Iosts.  Couﾐty Plaﾐﾐiﾐg  Lo┘  Loﾐg‐terﾏ  eﾏPo┘er Prograﾏ 

Α‐
11 

Uﾐdergrouﾐdiﾐg.  Couﾐty PuHliI 
Works  Lo┘  Loﾐg‐terﾏ 

Couﾐty 
Uﾐdergrouﾐdiﾐg 

Prograﾏ 
Α‐
1ヲ 

“olar eﾐergy.    Couﾐty Plaﾐﾐiﾐg  Lo┘  Loﾐg‐terﾏ  eﾏPo┘er Prograﾏ 

  

Attachment 2 - San Miguel Community Plan Update - 

Planning Commission Recommended Changes

205 of 445



 

Page | Γ‐1ヰ 
 

This page left intentionally blank. 

 

Attachment 2 - San Miguel Community Plan Update - 

Planning Commission Recommended Changes

206 of 445



San Miguel Community Plan 

Attachment 2 - San Miguel Community Plan Update - 

Planning Commission Recommended Changes

207 of 445



 

Attachment 2 - San Miguel Community Plan Update - 

Planning Commission Recommended Changes

208 of 445



APPENDIX A – COMMUNITY PLANNING STANDARDS FOR SAN 

MIGUEL 

 

EXCERPTED FROM ARTICLE 10 OF THE LAND USE ORDINANCE, 

TITLE 22 OF THE COUNTY CODE 

 

 

22.104.060 – San Miguel Community Standards – Table of Contents 

 

Subsection A – Communitywide Standards 

(1) Site Plan Review Required 

(2) Prescriptive Site Plan Process 

(3) Subdivisions 

(4) Noise Barriers 

(5) Projects along the Railroad 

(6) Street Trees 

(7) Residential Uses in Non-Residential Land Use Category 

(8) Art in Public Places 

(9) Alternative Stormwater Management 

(10) Expansion of the Urban Reserve Line 

 

Subsection B – Environmental Review 

(1) Biological Resources 

(2) Cultural Resources 

(3) Construction and Grading Activities 

(4) Noise Study 

 

Subsection C – Combining Designations 

(1) Flood Hazard 

 

Subsection D – Commercial, Industrial, Recreation, and Mixed-Use 

Developments 

(1) Parking Requirements 

(2) Mission Street – Commercial and Mixed Use Development Standards 

(3) Commercial and Industrial Design Guidelines 
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Subsection E – Commercial Retail (CR) Land Use Category 

(1) Loading Zones 

(2) Residential Uses in Mixed-Use Developments 

(3) Cemetery Road 

 

Subsection F – Commercial Service (CS) Land Use Category 

(1) Limitation on Use 

(2) N Street Area 

(3) Cemetery Road 

 

Subsection G – Commercial Service / Residential Single Family (CS/RSF) 

Land Use Category – Indian Valley Area 

(1) Extension of Water and Sewer Services 

(2) Project Intensity – On Site Septic Systems 

(3) Project Intensity – Community Sewer 

(4) Residential Location 

(5) Separation between Residential and Commercial Uses 

(6) Trail Dedication 

(7) Parkland Required 

(8) Funding for Farmland Conservation 

(9) Soil Sampling and Remediation 

(10) Preliminary Endangerment Assessment 

 

Subsection H – Industrial (IND) Land Use Category – Limitation on Use 

 

Subsection I – Recreation (REC) Land Use Category 

(1) Southern Gateway / Mission San Miguel Area 

(2) N Street 

(3) East End of 11th Street 

 

Subsection J – Residential Single Family (RSF) Land Use Category 

(1) Curbs, Gutters, and Sidewalks 

(2) Parking Where an Alley is Primary Access 

(3) Setbacks for Parcels Fronting Only an Alley 
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(4) Mission Gardens Site 

(5) Mission Vineyards Estates Site 

 

Subsection K – Residential Multi-Family (RMF) Land Use Category 

(1) Useable Open Areas 

(2) Building Height 

(3) Residential Multi-Family Design Guidelines 

(4) Development East of the Railroad Tracks 

(5) L Street Area 

(6) N Street Site 

(7) 16th Street and Bonita Place 

 

 

 

Text Formatting Significance 

Garamond font, black, size 11 Text originates in the 2003 San Miguel Design Plan 

Garamond font, pink, size 11 Text originates in the 2013 Public Review Draft 

Garamond font, blue, size 11, underlined New text proposed in the 2016 Public Hearing Draft 

Garamond font, red, size 11, strikethrough Text proposed for deletion in the 2016 Public Hearing Draft 

Garamond font, green, size 11, underline Mitigation measures from the Environmental Impact Report 
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22.104.060 – San Miguel Community Standards 
 

The following standards apply within the urban reserve line of San Miguel, in addition to the requirements of 

Section 22.94.070. 

 

A. Communitywide standards.  The following standards apply within the San Miguel urban reserve line, 

regardless of the applicable land use category.   

 

1. Site Plan Review required.  All new construction and exterior alteration of existing structures shall 

be approved per the process described in Subsection B - Prescriptive Site Plan Process, except for 

the following, which are subject to the permit requirements of the Land Use Ordinance unless 

otherwise specified: 

 

a. Minor exterior alterations (as determined by the Planning Director). 

b. Building expansions not exceeding 300 square feet, if approved by the Planning Director. 

c. A new use proposed to occupy an existing development.   

d. Single family residences, duplexes, and residential accessory structures.   

e. Development for which a Conditional Use Permit is otherwise required by the Land Use 

Ordinance.   

f. Projects in the San Lawrence Terrace neighborhood.   

g. Projects, other than those in preceding items a through f, that do not comply with the provisions 

of Subsection B -- Prescriptive Site Plan process, shall require Minor Use Permit approval. 

 

[2003 San Miguel Design Plan, Standard 1.1]  See notes1 

 

2. Prescriptive Site Plan process - criteria for approval.  The Planning Director may approve a Site 

Plan Review application, per Section 22.62.040, only when all of the following criteria have been met: 

 

a. Referral to San Miguel Advisory Council.  A referral has been provided to the San Miguel 

Advisory Council, and the Council has had a minimum of 14 days prior to their next regularly 

scheduled meeting to review and provide comments on the project.  

 

b. Standards. The Site Plan application, in addition to the requirements of Section 22.62.040, 

addresses the applicable standards of this Chapter.  

 

c. Design Guidelines. Residential multi-family projects are subject to Section 22.104.060.J.2 

Commercial and industrial projects shall comply with a minimum of five of the design guidelines 

found in Section 22.104.060.C.3. 

 

[New standard] 

 

3. Subdivisions.  In addition to those requirements established in Title 21 (Real Property Division 

Ordinance) of the County Code, the following standards shall be applied to new divisions of land: 
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a. Fiber optics.  Installation of conduit for fiber optic connections to each parcel shall be required 

as part of the subdivision improvements.   

 

b. Road names.  Road names in new subdivisions shall reflect San Miguel’s cultural history to the 

greatest extent feasible.  Where possible names should be selected from the list contained in 

Appendix F of the San Miguel Community Plan.   

 

c. Access to a publicly maintained road.  A parcel is only eligible to be subdivided if it meets 

one of the following access criteria: 

 

(1) The parcel to be subdivided directly accesses a publicly maintained road.   

(2) The parcel to be subdivided is or will be accessed by a paved road under organized 

maintenance.   

 

d. Homeowners association.  New residential subdivisions in the Recreation and Residential 

Multi-Family categories consisting of five or more residential units shall include a homeowner’s 

association or other mechanism (i.e. Community Services District) for the enforcement of 

covenants, conditions, and restrictions (CC&Rs) and parking regulations.  The Review Authority 

may approve an adjustment to this standard, pursuant to Section 21.03.020 if they find that 

adequate enforcement measures are already addressed. 

 

[New standard] See notes2 

 

4. Noise barriers.  If noise barriers are proposed in the Central Business District between 10th and 

15th Streets, they should maintain a high-quality appearance and common design.   

 

[2015 Land Use Ordinance, Section 22.104.060A.7] 

 

5. Projects along the railroad. 

 

a. Environmental site assessment.  A Phase II environmental site assessment is required for all 

projects within 135 feet of the railroad.   

 

[2015 Land Use Ordinance, Section 22.104.060A.7] 

 

b. Railroad barrier.  Fencing or a barrier is required at the railroad property line in order to deter 

trespass.  The fencing/barrier must allow passage of San Joaquin kit fox and must conform with 

the County-approved "barrier design."  

 

[2015 Land Use Ordinance, Section 22.104.060A.4] 

c. Noise disclosure.  As a condition of development approval, all projects within 135 feet of the 

railroad shall include a disclosure to potential buyers or tenants regarding the daytime and 

nighttime noise levels naturally occurring with nearby freight rail service. 

 

[New standard] See notes3 
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d. Exterior noise reduction.  Proposed residential development within 180 feet of the UPRR 

track shall be designed so that exterior use areas are shielded by walls or buildings to the extent 

feasible, in order to reduce exterior noise levels below the 60 dBA Ldn exterior threshold. 

Interior living spaces, particularly for multi-family dwelling units, shall comply with the interior 

45 dBA Ldn standard. 

 

6. Street trees. Street trees are required with all new development at a ratio of one tree for each 30 feet 

of street frontage. Trees shall be selected from the San Miguel Master Tree List, Appendix C of the 

San Miguel Community Plan.    

 

[2003 San Miguel Design Plan; Standards 2.4.h, 3.3.h, 5.1.f, 6.1.b]    

 

7. Residential uses in non-residential land use categories.  Residential uses existing prior to the 

adoption of the San Miguel Community Plan may continue and be expanded or remodeled as a 

primary use without the limitations imposed by Section 22.72.050 – Nonconforming Uses of Land 

and without being required to include commercial development.   

 

[New standard]  See notes4 

 

8. Art in Public Places.  Public art installed in conformance with the San Miguel Masters in Artful 

Places Program (Appendix E of the San Miguel Community Plan) is exempt from the requirements 

of Chapter 22.20 (Signs).   

 

[New standard]  See notes5 

 

9. Alternative stormwater management.  Any regulated project that cannot prepare a Stormwater 

Control Plan consistent with the requirements of Section 22.10.155 of the Land Use Ordinance, shall 

be addressed in a plan that incorporates an acceptable alternative compliance procedure as provided 

in Section 22.10.155.G. of the Land Use Ordinance and in Section B.6. of Attachment 1 to RWQCB 

Resolution No. R3-2013-0032. Approval by the Executive Director of the RWQCB shall be provided 

to the County Department of Planning and Building prior to the issuance of a building permit for 

any such regulated project. In the event the San Miguel Drainage Plan is updated and implemented, 

and is approved by the Executive Director of the RWQCB as an acceptable watershed or regional 

drainage plan for purposes of post-construction stormwater management, then this mitigation 

measure will be fulfilled. 

 

Possible specific measures that may be components of an alternative compliance plan include an 

adjustment of up to 10 percent in the runoff retention standard that otherwise applies to post-

construction stormwater management. Control of runoff through a specific offsite improvement may 

be acceptable in some projects. Use and justification of an alternate level of runoff control may be 

acceptable. The condition and flow characteristics of the receiving body of water, the Salinas River in 

this case, may influence the acceptability of an alternative compliance plan. Fulfilling objectives 

related to enhancing pedestrian-oriented and/or public transit-oriented development may also be a 
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factor, although this would require approval of the San Miguel area as an "Urban Sustainability Area" 

prior to such consideration. This list is not exhaustive, since the RWQCB alternative compliance 

provisions also allow for "Other situations as approved by the Central Coast Water Board Executive 

Officer (RWQCB Resolution No. R3-2013-0032, Attachment 1, Section C.4) 

 

10. Expansion of the Urban Reserve Line.  When the Urban Reserve Line is expanded, suitable land 

for community and neighborhood parkland, to allow for intensification of land use development, 

shall be identified. 

 

 

B. Environmental review.  Discretionary development projects seeking to rely on or tier off of the 

Environmental Impact Report for the San Miguel Community Plan shall be required to adhere to the 

following mitigation measures: 

 

1. Biological resources.   

 

a. Outdoor Lighting Design.  Outdoor lighting shall be designed to be minimally disruptive to 

wildlife. This may be accomplished through the use of hoods to direct light away from natural 

habitat, using low intensity lighting, and using a few lights as necessary to achieve the goals of the 

project. 

 

b. Native tree removal.  If it is determined that construction may impact native trees protected by 

County, the applicant shall procure all necessary tree removal permits. Trees protected by the 

County include any existing trees within urban or village reserve lines with the exception of those 

stated in Section 22.56.020.A of the Land Use Ordinance. A tree protection plan shall be 

developed by a certified arborist as appropriate and in conformance with County standards 

regarding oak protection. The plan shall include, but would not be limited to, an inventory of 

trees to within the construction site, setbacks from trees and protective fencing, restrictions 

regarding grading and paving near trees, direction regarding pruning and digging within root 

zone of trees, and requirements for replacement and maintenance of trees. If protected trees will 

be removed, replacement tree plantings of like species in accordance with County standards. If a 

protected tree shall be encroached upon but not removed, a certified arborist shall be present to 

oversee all trimming of roots and branches. 

 

c. Riparian setbacks.  New development shall be setback a minimum of 25 feet from the upland 

extent of the willow-cottonwood riparian forest associated with the Salinas River and its 

tributaries within the Plan area, unless a smaller setbacks is approved by the California 

Department of Fish and Wildlife (CDFW) or the United States Fish and Wildlife Service (USFW 

. For discretionary land use permits or land division application, larger setbacks could be 

determined by the County on a project-by-project basis, such as for occupied buildings, if 

deemed appropriate. The  riparian setbacks do not apply to  low impact (non-structural) features 

such as  trails.  

 

d. The upland extent of the riparian vegetation shall be included on site plans, and be determined 

by a qualified biologist, if necessary 
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e. San Joaquin kit fox habitat loss. 

 

(1) Compensatory impact calculation.  The following compensatory mitigation ratios shall 

apply based upon the location of development as shown in Figure 4.4-6: 

 

Color Description Mitigation Ratio
Red Low quality SJKF habitat within disturbed urban areas None 

Pink 
Developed rural areas 

1:1 
Agricultural areas currently in vineyard production 

Orange 
Agricultural forage production areas 

2:1 All other areas consisting of medium quality habitat 
associated with the Salinas River 

Green High quality habitat 4:1 
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The number of compensatory acres required shall be determined by multiplying the area 

impacted by the project by the appropriate mitigation ratio identified in the table above. 

 

f. Special Status Species Habitat Loss Minimization. The County shall work with future 

applicants to encourage preservation or enhancement of upland habitat for wildlife species to the 

maximum extent feasible on parcels slated for development containing suitable habitat (e.g. areas 

used for foraging, breeding, dispersal, etc.). To the extent feasible, habitat preservation and 

enhancement should be encouraged throughout the CPU area in a way that promotes regional 

connectivity by siting preserved or enhanced areas in a way that they are connected to other 

preserved or enhanced areas and/or suitable habitat to the extent feasible. Siting of preserved or 

enhanced areas in a way in which they are isolated should be discouraged. 

 

g. Biological Resources Assessment, Discretionary Projects. Discretionary land use permits 

and land division applications shall include a biological resources assessment (BRA) to document 

the existing biological resources within the project footprint plus any necessary buffer to 

determine potential impacts to those resources. The BRA shall be conducted by a County-

approved biologist and conform to the requirements set forth in the County guidance document, 

Guidelines for Biological Resources Assessments - Guidelines for Biological Consultants. 

 

(1) Special Status Plant Species Surveys. If the BRA determines that special status plant 

species may occur on-site, surveys for special status plants shall be completed. The surveys 

shall be floristic in nature and shall be seasonally timed to coincide with the target species 

identified in the BRA. All plant surveys shall be conducted by a County-approved biologist 

no more than two years before initial ground disturbance. All special status plant species 

identified on-site shall be mapped onto a site-specific aerial photograph and topographic 

map. Surveys shall be conducted in accordance with the most current protocols established 

by the CDFW, USFWS, and the County if said protocols exist. A report of the survey results 

shall be submitted to the Department of Planning and Building, and the CDFW and/or 

USFWS, as appropriate, for review and approval. 

 

(a) Special Status Plant Species Avoidance, Minimization, and Mitigation. If Federal 

listed, State listed or California Rare Plant List 1B species are found during special status 

plant surveys, then the project shall be re-designed to avoid impacting these plant 

species, if feasible. Rare plant occurrences that are not within the immediate disturbance 

footprint, but are located within 50 feet of disturbance limits of construction shall have 

bright orange protective fencing installed at least 30 feet beyond their extent, or other 

distance as approved by a County-approved biologist, to protect them from direct and 

indirect impacts. 

 

(b) Restoration and Monitoring. If special status plant species cannot be avoided, all impacts 

shall be mitigated at a minimum ratio of 2:1 (number of acres/individuals restored to 

number of acres/individuals impacted) for each species. A restoration plan shall be 

prepared and submitted to the County as well as other State or Federal agencies as 

appropriate. The restoration plan shall include, at a minimum, the following 

components: 

Attachment 2 - San Miguel Community Plan Update - 

Planning Commission Recommended Changes

217 of 445



 Description of the project/impact site (i.e., location, responsible parties, areas to be 

impacted by habitat type); 

 Goal(s) of the compensatory mitigation project [type(s) and area(s) of habitat to be 

established, restored, enhanced, and/or preserved; specific functions and values of 

habitat type(s) to be established, restored, enhanced, and/or preserved]; 

 Description of the proposed compensatory mitigation site (location and size, 

ownership status, existing functions and values);  

 Implementation plan for the compensatory mitigation site (rationale for expecting 

implementation success, responsible parties, schedule, site preparation, planting 

plan); 

 Maintenance activities during the monitoring period, including weed removal as 

appropriate (activities, responsible parties, schedule); 

 Monitoring plan for the compensatory mitigation site, including no less than 

quarterly monitoring for the first year (performance standards, target functions and 

values, target acreages to be established, restored, enhanced, and/or preserved, 

annual monitoring reports);  

 Success criteria based on the goals and measurable objectives; said criteria to be, at a 

minimum, at least 80 percent survival of container plants and 30 percent relative 

cover by vegetation type; 

 An adaptive management program and remedial measures to address any 

shortcomings in meeting success criteria; 

 Notification of completion of compensatory mitigation and agency confirmation; 

and 

 Contingency measures (initiating procedures, alternative locations for contingency 

compensatory mitigation, funding mechanism). 

 

(2) Special Status Species Habitat Assessment and Protocol Surveys. If the results of the 

BRA determine that suitable habitat may be present for special status species, prior to 

issuance of construction permits, protocol habitat assessments/surveys shall be completed in 

accordance with California Department of Fish and Wildlife (CDFW),  United States Fish 

and Wildlife Service (USFW), and  County, protocols, as applicable. If through consultation 

with the CDFW and/or USFWS it is determined that protocol habitat assessments/surveys 

are not required, said consultation shall be documented prior to issuance of any construction 

permits. Each protocol has different survey and timing requirements. Applicants for each 

project shall be responsible for ensuring that the protocol requirements are followed. 

 

(a) Special Status Species Avoidance and Minimization. Based on the results of the 

Special Status Species Habitat  Assessment and Protocol Surveys required by BIO-1(f), 

the following measures may be applied to aquatic and/or terrestrial species and should 

be applied to each project, as applicable. It should be noted that if an Endangered or 

Threatened species may be impacted by a given project, the CDFW and/or USFWS 

would likely require additional permits to authorize take under the Federal Endangered 

Species Act and California Endangered Species Act. These permits could also include 
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additional measures and requirements in which project applicants will need to comply 

with: 

 Ground disturbance shall be limited to the minimum necessary to complete the 

project. The project limits of disturbance shall be flagged. Areas of special biological 

concern within or adjacent to the limits of disturbance shall have highly visible 

orange construction fencing installed between said area and the limits of 

disturbance.  

 All projects occurring within/adjacent to aquatic habitats (including riparian habitats 

and wetlands) shall be completed between April 1 and October 31, if feasible, to 

avoid impacts to sensitive aquatic species.  

 Pre-construction clearance surveys shall be conducted within 14 days of the start of 

construction (including staging and mobilization) by a County-approved biologist. 

The surveys shall cover the entire disturbance footprint plus a minimum 200 foot 

buffer, if feasible, and shall identify all special status animal species that may occur 

on-site. All non-listed special status species shall be relocated from the site either 

through direct capture or through passive exclusion (e.g., American badger). The 

results of the pre-construction survey shall be submitted to the County and 

construction shall not commence without authorization from the County. 

 All projects occurring within or adjacent to sensitive habitats that may support 

special status species shall have a County-approved biologist present during all initial 

ground disturbing/vegetation clearing activities. Once initial ground 

disturbing/vegetation clearing activities have been completed, said biologist shall 

conduct daily pre-activity clearance surveys for Endangered/Threatened species, as 

appropriate. Alternatively, said biologist may conduct site inspections at a minimum 

of once per week to ensure all prescribed avoidance and minimization measures are 

begin fully implemented. 

 No Endangered/Threatened species shall be captured and relocated without 

expressed permission from the CDFW and/or USFWS. 

 If at any time during construction of the project an Endangered/Threatened species 

enters the construction site or otherwise may be impacted by the project, all project 

activities shall cease. A CDFW/USFWS-approved biologist shall document the 

occurrence and consult with the CDFW and/or USFWS as appropriate. 

 All vehicle maintenance/fueling/staging shall occur not less than 100 feet from any 

riparian habitat or water body. Suitable containment procedures shall be 

implemented to prevent spills. A minimum of one spill kit shall be available at each 

work location near riparian habitat or water bodies.  

 At the end of each work day, excavations shall be secured with cover or a ramp 

provided to prevent wildlife entrapment. 

 All trenches, pipes, culverts or similar structures shall be inspected for animals prior 

to burying, capping, moving, or filling. 

 Upon completion of the project, a qualified biologist shall prepare a Final 

Compliance report documenting all compliance activities implemented for the 

project, including the pre-construction survey results. The report shall be submitted 

to the County within 30 days of completion of the project. 
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 If special status bat species may be present and impacted by the project, a qualified 

biologist shall conduct within 30 days of the start of construction presence/absence 

surveys for special status bats in consultation with the CDFW where suitable 

roosting habitat is present. Surveys shall be conducted using acoustic detectors and 

by searching tree cavities, crevices, structures and other areas where bats may roost. 

If active roosts are located, exclusion devices such as netting shall be installed to 

discourage bats from occupying the site. If a roost is determined by a qualified 

biologist to be used by a large number of bats (large hibernaculum), bat boxes shall 

be installed near the project site. The number of bat boxes installed will depend on 

the size of the hibernaculum and shall be determined through consultations with the 

CDFW. If a maternity colony has become established, all construction activities 

shall be postponed within a 500-foot buffer around the maternity colony until it is 

determined by a qualified biologist that the young have dispersed. If the maternity 

colony cannot be avoided, projects shall be redesigned to avoid the colony. If 

redesign is not feasible the maternity colony can only be removed in consultation 

with and authorization from the County and CDFW. For State listed bat species in 

addition, a maternity colony can only be removed if authorized by the CDFW and 

covered under an incidental take permit. 

 

(3) Worker Environmental Awareness Program (WEAP). Prior to initiation of construction 

activities (including staging and mobilization), all personnel associated with project 

construction shall attend WEAP training, conducted by a County-approved biologist, to aid 

workers in recognizing special status resources that may occur in the project area. The 

specifics of this program shall include identification of the sensitive species and habitats, a 

description of the regulatory status and general ecological characteristics of sensitive 

resources, and review of the limits of construction and mitigation measures required to 

reduce impacts to biological resources within the work area. A fact sheet conveying this 

information shall also be prepared for distribution to all contractors, their employers, and 

other personnel involved with construction of the project. All employees shall sign a form 

documenting provided by the trainer indicating they have attended the WEAP and 

understand the information presented to them. The form shall be submitted to the County 

to document compliance. 

 

(4) Preconstruction Surveys for Nesting Birds. For construction activities occurring during 

the nesting season (generally February 1 to September 15), surveys for nesting birds covered 

by the California Fish and Game Code and the Migratory Bird Treaty Act shall be conducted 

by a County-approved biologist no more than 14 days prior to vegetation removal. The 

surveys shall include the entire segment disturbance area plus a 500 foot buffer around the 

site. If active nests are located, all construction work shall be conducted outside a buffer 

zone from the nest to be determined by the qualified biologist. The buffer shall be a 

minimum of 50 feet for non-raptor bird species and at least 300 feet for raptor species. 

Larger buffers may be required depending upon the status of the nest and the construction 

activities occurring in the vicinity of the nest. The buffer area(s) shall be closed to all 

construction personnel and equipment until the adults and young are no longer reliant on 

the nest site. A County-approved biologist shall confirm that breeding/nesting is completed 
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and young have fledged the nest prior to removal of the buffer. The results of the pre-

construction survey shall be submitted to the County and construction shall not commence 

without authorization from the County. 

 

2. Cultural resources.   

 

a. Cultural Resource Protection. Where cultural resources have been identified and preservation 

is not feasible, the significance of each resource shall be evaluated according to current 

professional standards and appropriate mitigation measures shall be implemented prior to 

County approval of any development. Mitigation may include, but not be limited to, data 

recovery and graphic documentation (photographs, drawings, etc.). 

 

Alterations and/or the adaptive reuse of historical resources shall conform to the Secretary of 

the Interior's Standards. Prior to a project's approval, the County should confirm that a proposed 

project that contains a historical resource will conform to the Secretary of the Interior's 

Standards, or implement other feasible mitigation measures such that significant adverse impacts 

on historic resources will be reduced or avoided. 

 

b. Historical Resource Protection, Discretionary Projects.  For discretionary land use 

permits and land division applications involving historical resources, alterations and/or the 

adaptive reuse of historical resources shall conform to the Secretary of the Interior's Standards, 

or implement other feasible mitigation measures such that significant adverse impacts on historic 

resources will be reduced or avoided. 

 

c. Historical Resource Protection. At the time of application for discretionary land use 

permits, subdivisions, or construction or demolition permits that involve the demolition, 

substantial alteration,  or relocation of buildings or structures that were identified in the Historic 

Resources Inventory found in Appendix X, the applicant shall retain a historian or architectural 

historian who meets the Secretary of Interior's Professional Qualifications Standards to 

document and evaluate the historical significance of the affected buildings or structures. If such 

documentation and evaluation indicates that the building or structure qualifies as a significant 

historical resource, further documentation to reduce impacts to the historical resource shall be 

provided, including but not limited to archival quality photographs, measured drawings, oral 

histories, interpretive signage, and/or other measures. 

 

d. Archeological Resource Protection, Discretionary Projects. At the time of application for 

discretionary land use permits or land division applications that will involve any grading, 

trenching, or other ground disturbance, the applicant shall retain a County qualified Registered 

Professional Archaeologist to complete a Phase 1 archaeological inventory of the project site. In 

addition to the surface survey, the inventory shall include sufficient background archival research 

and field sampling to determine whether subsurface prehistoric or historic remains may be 

present. 

 

Any prehistoric or historic archaeological remains so identified shall be evaluated for significance 

and eligibility to the California Register of Historic Resources (CRHR). Phase 2 evaluation shall 
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include any necessary archival research to identify significant historical associations as well as 

mapping of surface artifacts, collection of functionally or temporally diagnostic tools and debris, 

and excavation of a sample of the cultural deposit to characterize the nature of the sites, define 

the artifact and feature contents, determine horizontal boundaries and depth below surface, and 

retrieve representative samples of artifacts and other remains. Any excavation at Native 

American sites shall be monitored by a tribal representative. Cultural materials collected from the 

sites shall be processed and analyzed in the laboratory according to standard archaeological 

procedures. The results of the investigations shall be presented in a technical report following the 

standards of the California Office of Historic Preservation publication "Archaeological Resource 

Management Reports: Recommended Content and Format (1990 or latest edition)". Upon 

completion of the work, all artifacts, other cultural remains, records, photographs, and other 

documentation shall be curated at the Repository for Archaeological and Ethnographic 

Collections of the University of California, Santa Barbara, or another facility approved by the 

Environmental Coordinator.  

 

If any of the resources meet CRHR significance standards, then all feasible recommendations for 

mitigation of archaeological impacts shall be incorporated into the final design and any permits 

issued for development. Any necessary data recovery excavation shall be carried out by a County 

qualified Registered Professional Archaeologist according to a research design reviewed and 

approved by the County Environmental Coordinator prepared in advance of fieldwork and using 

appropriate archaeological field and laboratory methods consistent with the California Office of 

Historic Preservation Planning Bulletin 5 (1991), Guidelines for Archaeological Research Design, 

or the latest edition thereof. 

 

New recreational sites (parks, trails, and related developments) shall be sited and designed to 

avoid impacts to archaeological and historical resources. Prior to approval of grading permits, 

proposed recreation sites should be surveyed and redesigned where necessary to avoid 

archaeological or historical resources, subject to final approval by the County Environmental 

Coordinator. 

 

e. Paleontological Resource Construction Monitoring. Excavations that will exceed five feet in 

depth in areas shown in Figure 104-1 shall be monitored by a qualified paleontological monitor. 

The frequency of monitoring shall be determined by the paleontologist.  If no fossils are 

observed during the first 50 percent of excavations that exceed three feet in depth, or if the 

paleontologists can determine that excavations are not disturbing Pleistocene or Pliocene aged 

sediments, then the frequency of monitoring may at the discretion of the paleontologist. 

 

Fossil Salvage. If fossils are discovered, then work shall be stopped to allow a qualified 

paleontologist to recover the fossils. Once salvaged, fossils shall be identified to the lowest 

possible taxonomic level, prepared to a curation-ready condition and curated in a scientific 

institution with a permanent paleontological collection, along with all pertinent field notes, 

photos, data, and maps. 
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Figure 104-1 – Paleontological Sensitivity 
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3. Construction and grading activities. 

 

a. Construction equipment emissions reduction.  Construction projects shall implement the 

following emissions control measures in accordance with San Luis Obispo Air Pollution Control 

District (SLOAPCD) and California Air Resources Board (ARB) regulations. 

 

(1) Maintain all construction equipment in proper tune according to manufacturer's 

specifications; 

(2) Fuel all off-road and portable diesel powered equipment with ARB certified motor vehivle 

diesel fuel (non-taxed version suitable for use off-road); 

(3) Use diesel construction equipment meeting ARB's Tier 2 certified engines or cleaner off-

road heavy-duty diesel engines, and comply with the State Off-Road Regulation; 

(4) Use on-road heavy-duty trucks that meet the ARB's 2007 or cleaner certification standard 

for on-road heavy-duty diesel engines, and comply with the State On-Road Regulation; 

(5) Construction or tucking companies with fleets that do not have engines  in their fleet that 

meet the engine standards identified in c and d above (e.g captive or NOx exempt are fleets) 

may be eligible  by proving alternative compliance; 

(6) All on and off-road diesel equipment shall no idle for more than 5 minutes. Signs shall be 

posted in the designated queuing areas and or job sites to remind drivers and operators of 

the 5 minute idling limit; 

(7) Diesel idling within 1,000 feet of sensitive receptors is not permitted;  

(8) Staging and queuing areas shall not be located within 1,000 feet of sensitive receptors; 

(9) Electrify equipment when feasible; 

(10) Substitute gasoline-powered in place of diesel-powered equipment, where feasible; and 

(11) Use alternatively fueled construction equipment on-site where feasible, such as compressed 

natural gas (CNG), liquefied natural gas (LNG), propane or biodiesel. 

 

b. Fugitive dust control measures. Construction projects shall implement the following dust 

control measures so as to reduce PM10 emissions in accordance with San Luis Obispo Air 

Pollution Control District (SLOAPCD) requirements. 

 

(1) Reduce the amount of the disturbed area where possible; 

(2) Use of water trucks or sprinkler systems in sufficient quantities to prevent airborne dust 

from leaving the site. Increased watering frequency would be required whenever wind speeds 

exceed 15 mph. Reclaimed (non-potable) water should be used whenever  possible; 

(3) All dirt stick pile areas should be spraying daily as needed; 

(4) Permanent dust control measures identified in the approved project revegetation and 

landscape plans should be implemented as soon as possible  following completion of any soil 

disturbing activities; 

(5) Exposed ground areas that are planned to be reworked at dates greater than one month after 

initial grading should be sown with a fast germinating, non-invasive grass seed and watered 

until vegetation is established; 
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(6) All disturbed soil areas not subject to revegetation should be stabilized using approved 

chemical soil binders, jute netting, or other methods approved in advance by the SLO 

APCD; 

(7) All roadways, driveways, sidewalks, etc. to be paved should be completed as soon as possible 

after grading unless seeding or soil binders are used; 

(8) Vehicle speed for all construction vehicles shall not exceed 15 mph on any unpaved surface 

at the construction site; 

(9) All trucks hauling dirt, sand, soil, or other loose materials are to be covered or should 

maintain at least two feet or freeboard (minimum vertical distance between top of load and 

top of trailer) in accordance with CVC Section  23114; 

(10) Install wheel washers where vehicles enter and exit unpaved roads onto streets, or wash off 

trucks and equipment leaving the site; 

(11) Sweep streets at the end of each day if visible soil material is carried onto adjacent paved 

roads. Water sweepers with reclaimed water should be used where feasible; 

(12) All of these fugitive dust mitigation measures shall be shown on grading and building plans; 

and 

(13) The contractor or build shall designate a person or persons to monitor the fugitive dust 

emissions and enhance the implementation of the measures as necessary to minimize dust 

complaints, reduce visible emissions below 20 percent opacity, and to prevent transport of 

dust offsite. Their duties shall include holidays and weekend periods when work may not be 

in progress. The name and telephone number of such persons shall be provided to the 

APCD Compliance Division prior to the start of any grading, earthwork or demolition. 

 

c. Valley Fever exposure reduction. For all projects requiring a grading permit, property owners 

and applicants shall incorporate applicable recommendations from the Public Health 

Department regarding recognition and control of Valley Fever in safety plans and worker 

training material. 

 

d. Construction Best Management Practices (BMPs) during construction.  The following 

best management practices shall be required for development within or adjacent to jurisdictional 

areas. 

 

(1) Access routes, staging, and construction areas shall be limited to the minimum area necessary 

to achieve the project goal and minimize impacts to other waters including locating access 

routes and construction areas outside of jurisdictional areas to the maximum extent feasible. 

(2) To control sedimentation during and after project implementation, appropriate erosion 

control materials shall be deployed to minimize adverse effects on jurisdictional areas in the 

vicinity of the project.  

(3) Project activities within the jurisdictional areas should occur during the dry season (typically 

between June 1 and November 1) in any given year to the extent practicable, or as otherwise 

directed by the regulatory agencies.  

(4) During construction, no litter or construction debris shall be placed within jurisdictional 

areas. All such debris and waste shall be picked up daily and properly disposed of at an 

appropriate site.  
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(5) All project-generated debris, building materials, and rubbish shall be removed from 

jurisdictional areas and from areas where such materials could be washed into them.  

(6) Raw cement, concrete or washings thereof, asphalt, paint or other coating material, oil or 

other petroleum products, or any other substances which could be hazardous to aquatic 

species resulting from project-related activities, shall be prevented from contaminating the 

soil and/or entering jurisdictional areas. 

(7) All refueling, maintenance, and staging of equipment and vehicles shall occur at least 60 feet 

from bodies of water where possible, and in a location where a potential spill would not 

drain directly toward aquatic habitat (e.g., on a slope that drains away from the water source). 

Reduced distances shall be approved by the County. Prior to the onset of work activities, a 

plan must be in place for prompt and effective response to any accidental spills. All workers 

shall be informed of the importance of preventing spills and of the appropriate measures to 

take should an accidental spill occur. 

 

e. Noise and vibration reduction plan. Projects that involve grading, demolition, and/or 

construction on lots adjacent to occupied residential structures shall implement the following 

applicable performance standards to ensure that sensitive receptors are not adversely impacted 

by construction related noise: 

 

(1) Shield especially loud pieces of stationary construction equipment;  

(2) Locate portable generators, air compressors, etc. away from sensitive noise receptors;  

(3) Limit grouping major pieces of equipment operating in one area to the greatest extent 

feasible. 

 

4. Noise Study, Discretionary Projects. For discretionary land use permits or land division 

applications where new development would be located adjacent to existing residential uses, a site 

specific noise study should be conducted to demonstrate compliance with the County noise 

standards in the Land Use Ordinance (Section 22.10.120). For this section, "adjacent" includes 

properties immediately bordering the existing use where the existing structures are within 50 feet of 

the project site. This study shall determine the area of impact and present appropriate mitigation 

measures. 

 

 

C. Combining Designations. 

 

1. Flood Hazard (FH).  The following standards apply within the Flood Hazard combining 

designation: 

 

a. Residential density.  Flood Hazard-designated areas shall not be included in density, maximum 

lot coverage, and minimum open area requirements pursuant to Section 22.10.130 (Residential 

Density).   

 

b. Density in cluster subdivisions.  Flood Hazard-designated areas shall not be included in the 

gross site area used to determine density in cluster subdivisions pursuant to Section 22.22.140 

(Cluster Divisions).   
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[New standard] See notes6 

 

c. Sensitive Communities Minimization.  To the maximum extent feasible, trail development 

should be designed to avoid impacts to willow-cottonwood riparian forest. All areas that can be 

avoided shall be demarcated in the field with highly visible orange construction fencing wherever 

possible to protect this vegetation community that will not be impacted during construction.  A 

County-approved botanist shall provide oversight during the installation of the fence and he or 

she or a designee (e.g., construction foreman) will return to the site once a week during the 

duration of construction activities to ensure that the fence remains intact. 

 

d. Willow-cottonwood Riparian Forest Restoration and Monitoring.  If trail development, 

notably the proposed Airport Loop Trail and Salinas River Trail, cannot avoid impacts to this 

vegetation community, a County-approved biologist shall prepare a Habitat Restoration Plan in 

accordance with the requirements described in Mitigation Measure BIO-1(e) of the CPU EIR. 

Compensatory mitigation ratios for this vegetation community shall be a minimum of 2:1 ratio 

(area restored/created/enhanced: area lost). Mitigation for loss of or trimming of trees shall be 

done according to the tree removal and trimming standards set forth by the County. 

 

e. Jurisdictional Delineation. If future trail development occurs within or adjacent to wetlands, 

drainages, riparian habitats, or other areas that may fall under the jurisdiction of the CDFW, 

USACE, and/or RWQCB, a County-approved biologist shall complete a jurisdictional 

delineation. The jurisdictional delineation shall determine the extent of the jurisdiction for each 

of these agencies and shall be conducted in accordance with the requirement set forth by each 

agency. The result shall be a preliminary jurisdictional delineation report that shall be submitted 

to the County, USACE, RWQCB, and CDFW, as appropriate, for review and approval. 

 

f. Jurisdictional Waters and Wetlands Restored.  Impacts to jurisdictional waters and wetlands 

shall be mitigated at a minimum ratio of 2:1 (area restored/created/enhanced: area lost), which is 

typically the standard for the USACE and RWQCB; but it should be noted that these agencies 

could request more mitigation during the permitting process. Furthermore, the CDFW 

mitigation ratios typically range between 3:1 and 5:1 for temporary and permanent impacts, 

respectively. Mitigation shall occur on-site or as close to the impacted habitat as possible. A 

mitigation and monitoring plan shall be developed by a County-approved biologist in accordance 

with the requirements described in BIO-1(e) of the CPU EIR. 

 

D. Commercial, industrial, recreation, and mixed use developments.  The following standards apply to 

commercial, industrial, recreation, and mixed use developments in any land use category where such a use 

is allowable: 

 

1. Parking requirements.   

 

a. New commercial development – Mission Street between 11th and 14th Streets.  New 

commercial development shall provide parking at a ratio of 1 space per 1,000 gross square feet of 

commercial building space.   
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[2003 San Miguel Design Plan; Standards 2.1.g, 2.2.d] 

 

b. Waiver of parking requirements – West side of Mission between 11th and 16th Streets. Uses 

in existing commercial buildings on the west side of Mission Street between 11th and 16th 

Streets are exempt from parking requirements.   

 

[2015 Land Use Ordinance, Section 22.104.060B.2] 

 

c. Reduction of required parking – Mission Street north of 14th Street or south of 11th Street.  

On-site parking required by the Land Use Ordinance may be reduced by the number of on-street 

parking spaces fronting the property.   

 

[2003 San Miguel Design Plan, Standard 3.1.b] 

 

d. Residential uses in commercial areas.  Regardless of the parking reductions allowed for 

commercial uses, off-street parking shall be provided for all residential uses based on Land Use 

Ordinance requirements. 

 

[New standard] 

 

2. Mission Street - commercial and mixed use development standards.  The following standards 

apply to all commercial and mixed use development proposed in the Commercial Retail land use 

category along Mission Street.   

 

a. Setbacks. 

 

(1) West side of Mission Street between 11th and 14th Streets.  Except as provided by 

Subsection 2.a(3), buildings shall be located at the front property line and extend completely 

to the side property line.   

 

[2003 San Miguel Design Plan, Standard 2.1.a] 

 

(2) East side of Mission Street between 11th and 14th Streets.  Except as provided by 

Subsection 2.a(3), the front setback is six feet (6’) and the buildings shall extend completely 

to the side property lines.  The rear setback is five feet (5’).   

 

[2003 San Miguel Design Plan; Standard 2.2.a, b] 

 

(3) Exceptions to front and side setback requirements.  Front and side setbacks may be 

larger than otherwise required by Subsections B.2.a and B.2.b. as follows: 

 

(a) Side setbacks may be greater than zero feet (0’) in order to provide pedestrian access 

from a parking lot located at the rear of the lot.   
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(b) A front setback may be greater than zero feet (0’) if the additional setback is useable by 

the public as an extension of the sidewalk or by customers as an outdoor dining area.   

 

(c) The second floor may be setback from the Mission Street lot line to provide a porch or 

balcony.   

 

[2003 San Miguel Design Plan, Standard 2.1.a] 

 

b. Height limit.  The maximum height is two stories, except that three stories are allowable when 

the fire agency has approved a fire safety clearance letter affirming its ability to provide fire 

suppression services.  Regardless of the number of stories, no structure shall exceed the height 

limits established in Title 22.   

 

[2003 San Miguel Design Plan; Standards 2.3.a, 3.2.a] 

 

c. Driveways to Mission Street prohibited.  Sites with access to a rear alley or a side street shall 

not be allowed driveway access from Mission Street, in order to preserve on-street parking.  The 

Public Works Director may approve an adjustment to this standard in order to accommodate 

temporary parking facilities.   

 

[2003 San Miguel Design Plan, Standard 2.1.b] 

 

d. Prohibited building materials.  Exposed concrete block, highly reflective surfaces, reflective 

glass, glass block, metal siding, painted brick, plastic, and unpainted/un-anodized aluminum are 

prohibited building materials.   

 

[2003 San Miguel Design Plan; Standards 2.4.e, 3.3.e] 

 

e. Pole signs prohibited.  Pole signs are not allowed.   

 

[2003 San Miguel Design Plan; Standards 2.4.g, 3.3.g] 

 

f. Tree planting required.   

 

(1) Tree planting is required for all new commercial developments involving a Minor Use 

Permit or Conditional Use Permit.   

 

[2015 Land Use Ordinance, Section 22.104.060B.1] 

 

(2) Trees within commercial landscapes shall be selected from the San Miguel Master Tree List, 

in Appendix B of the San Miguel Community Plan.   

 

3. Commercial and industrial design guidelines.   
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a. Rear setback – west side of Mission Street between 11th and 14th Streets.  The rear setback 

should be large enough to allow efficient use of the site for parking and circulation in 

conjunction with the parking and circulation layout on adjoining parcels.   

 

[2003 San Miguel Design Plan, Guideline 2.1.e] 

 

b. Parking layout. 

 

(1) West side of Mission Street between 11th and 14th Streets.  Parking spaces and parking 

circulation aisles should allow for vehicular circulation between parcels.   

 

[2003 San Miguel Design Plan, Guideline 2.1.c] 

 

(2) East side of Mission Street between 11th and 14th Streets.  Site design should anticipate 

future site area (e.g. Union Pacific lands) for parking.   

 

[2003 San Miguel Design Plan, Guideline 2.2.e] 

 

(3) Mission Street north of 14th Street or south of 11th Street.  On-site parking should be 

located at the rear of the parcel.  Parking may be located at the side only where there is a 

solid wall along the street-fronting property line to maintain façade continuity.   

 

[2003 San Miguel Design Plan, Guideline 3.1.c] 

 

(4) Loading zones.  Commercial projects should designate loading zones as part of the permit 

approval process.  Loading zones should be selected so as not to block line-of-sight for 

vehicles traveling within the public right-of-way.   

 

[New Guideline]  See Notes7  

 

c. Height and proportion.  Along Mission Street, a building’s height should be no greater than 

the building’s width.   

 

[2003 San Miguel Design Plan; Guidelines 2.3.b, 3.2.b, 4.1.b] 

 

d. Roofs.  Along Mission Street, roofs should be consistent with surrounding commercial 

buildings: shallow-pitch gable with parapet wall facing the street.   

 

[2003 San Miguel Design Plan, Guidelines 2.3.c, 3.2.c] 

 

e. Pedestrian scale details.  Buildings should include: 

 

(1) Facade articulation: cornices, moldings, overhangs, awnings 

(2) Plenty of windows and door glazing to display merchandise.   

(3) Recessed building entries.   
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[2003 San Miguel Design Plan; Guidelines 2.4.a, b, c; 3.3.a, b, c; 4.2.a, b, c] 

 

f. Preferred building materials.  Materials that evoke the design themes of the mission or early 

railroad era are encouraged.  These include natural finish or painted wood, stucco, unpainted 

brick, wood window frames and moldings, and mission tile roofs. 

 

[2003 San Miguel Design Plan; Guidelines 2.4.d, 3.3.d, 4.2.d] 

 

g. Signage.  Signs should be consistent with the mission, early railroad, or pre-1950s design 

themes.  Signs should not be made of plastic.  They should not be internally lighted (neon tubing 

is okay).  Signs should be directly illuminated with building-mounted light fixtures.  Signage 

perpendicular to building facades is encouraged.   

 

[2003 San Miguel Design Plan; Guidelines 2.4.f, 3.3.f, 4.2.f] 

 

h. Exterior lighting.  Exterior light fixtures should be designed to direct light away from roads, 

streets, or dwelling units. 

 

[2003 San Miguel Design Plan; Guidelines 2.4.i, 3.3.i, 4.4.k] 

 

E. Commercial Retail (CR) land use category.   

 

1. Loading zones.  All applications for Site Plan, Minor Use Permit, or Conditional Use Permit shall 

include an analysis of how truck loading will be accommodated.   

 

[New standard]  See notes8 

 

2. Residential uses in mixed-use developments.  Mixed use developments that combine residential 

uses with commercial uses are encouraged along Mission Street.  Through the Conditional Use 

Permit process, the Review Authority may authorize multi-family dwellings as a principal use, 

provided the following standards are met: 

 

a. Commercial uses shall occupy a minimum of 25 percent of the project’s floor area.   

 

b. At least 50 percent of ground floor space shall be reserved for commercial storefronts.  The 

commercial storefronts shall front Mission Street.   

 

c. All ground floor spaces are to be designed to accommodate commercial occupancy.   

 

d. A town square has been designated on the east side of Mission Street at the terminus of 13th 

Street.  The ground floor of any development in this area shall be reserved for commercial uses.   

 

[New standard]  See notes9 

 

Attachment 2 - San Miguel Community Plan Update - 

Planning Commission Recommended Changes

231 of 445



3. Cemetery Road (Figure 104-2).  The following standards apply to the Cemetery Road site, as 

shown on Figure 104-2.   

 

 

a. Limitation on use.  Only 

the following uses are allowed on the 

Commercial Retail (CR) portion of the site: 

 

Accessory storage 

Bars and night clubs 

Convenience and liquor stores 

Gas stations 

Grocery stores and general retail 

Lodging  

Offices 

Outdoor retail sales 

Personal services 

Religious facilities 

Small-scale manufacturing 

(artisan or craftsman uses in conjunction with 

the retail sale of items manufactured on site) 

Wireless communication 

facilities 

 

b. Conditional Use Permit 

required.  A Conditional Use Permit is 

required prior to development of any uses on the site.  The Conditional Use Permit shall 

encompass both the Commercial Retail (CR) and Commercial Service (CS) portions of the site 

and address the following factors: 

 

(1) Site planning shall locate buildings situated around plazas or courtyards that are designed to 

attract pedestrian movement and sitting, with vehicle circulation, storage and utilities located 

elsewhere on the perimeter. Landscaped sidewalks shall be utilized that are separated from 

vehicle circulation and loading. Parking lots shall be limited in size by separating them into 

sub-areas divided by landscaping or structures. 

 

(2) Reduction of visual and noise impacts by buffering uses from Highway 101.   

 

(3) Buffering commercial uses from adjacent residential and agricultural uses. 

 

(4) On-site circulation that minimizes and separates truck and RV traffic from other vehicular 

traffic. 

 

(5) A traffic study that demonstrates the proposed project will not generate traffic to where the 

level of service (LOS) for the Highway 101/10th Street interchange would exceed LOS D 

 
Figure 104-2 – CR – Cemetery Road site 
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for the year 2035 with the projected level of development under the San Miguel Community 

Plan. 

 

[2015 Land Use Ordinance, Section 22.104.060B.3] 

 

F. Commercial Service (CS) land use category. 

 

1. Limitation on use.  The following uses are prohibited:  concrete, gypsum, and plaster products. 

 

[2015 Land Use Ordinance, Section 22.104.060C.2] See notes10 

 

2. N Street area (Figure 104-3).  The following standards apply to the Commercial Service land use 

category along N Street, south of 14th Street/River Road, as shown in Figure X-X: 

 

 

 

a. Limitation on use.  The 

following uses are prohibited:  agricultural 

processing, horse ranches, recycling – scrap 

and dismantling, and truck stops.   

 

[2015 Land Use Ordinance, Section 

22.104.060C.2]   

 

b. Residential compatibility.  

All commercial development shall incorporate 

measures to assure compatibility with nearby 

residences (including on-site caretaker units), 

with regard to impacts associated with, but not 

limited to, noise, vibration, odor, light, glare, 

hazardous materials, truck traffic, exhaust, 

unsightliness, or hours of operation. Land use 

permit applications shall include a description 

of activities that may be incompatible with 

residential neighbors and measures to avoid or 

mitigate those incompatibilities. This may require the applicant to submit special studies, such as 

a noise study, to address the issue(s). 

 

[New standard] 

 

c. Architecture.  Building massing and architectural style shall be compatible with adjacent 

residential development in appearance when viewed from N Street.   

 

[New standard] 

 

Figure 104-3 – CS – N Street Area 

Attachment 2 - San Miguel Community Plan Update - 

Planning Commission Recommended Changes

233 of 445



d. Outdoor storage location. Outdoor storage is limited to the interior or rear portion of the site, 

and it shall be screened from off-site views. 

 

[2015 Land Use Ordinance, Section 22.104.060C.2] 

 

e. Residential caretaker units.   

 

(1) Caretaker units are not subject to the size limitation found in Section 22.30.430F.   

 

(2) If access easement can be obtained, access to the caretaker unit shall be from a private road 

as shown in Figure 3-O of the Community Plan. 

 

 

(3) Adequate on-site 

parking shall be 

provided.   

 

(4) Useable outdoor 

space shall be 

provided for the 

caretaker unit.   

 

[New standard] 

 

3. Cemetery Road (Figure 104-

2).  The following standards 

apply to the Cemetery Road 

site, as shown on Figure 104-2.   

 

a. Limitation on use.  All uses allowed in the Commercial Service land use category may be 

established on the CS-designated portion of the site except the following: 

 

Apparel products 

Farm equipment supplies and sales 

Fuel dealers 

Laundries and dry cleaning plants 

Outdoor storage yards 

Retail uses greater than 9,999 square feet, except where the Review Authority finds the CR 

portion of the site cannot accommodate the proposed use 

Sales lots 

Swap meets 

Truck stops 

 

b. Conditional Use Permit required.  A Conditional Use Permit is required prior to development 

of any uses on the site. 

Figure 104-4 – Conceptual Development – N Street Area 
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[2015 Land Use Ordinance, Section 22.104.060B.3] 

 

G. Commercial Service / Residential Single Family (CS/RSF) land use category – Indian Valley 

Area (Figure 104-5).  The following standards apply only to the Indian Valley site, as identified in Figure 

104-5.   

 

 

1. Extension of water and sewer 

services.  Prior to development of the 

project site, the landowner shall work with 

San Miguel Community Services District to 

determine how extension of water and sewer 

services will be funded and phased.   

 

2. Project intensity – on-site septic 

systems.  Prior to extension of the sewer 

system to the east side of the river residential 

development parcels shall be limited to either 

20,000 square feet or one acre in size based 

on the "sewer test" of Section 22.22.080.C, 

and commercial development shall be limited 

to on-site septic system requirements of the 

individual uses proposed. Community water 

shall be required. 

 

3. Project intensity – community 

sewer.  Extension of the sewer is envisioned 

for this site and is required for development 

at a greater intensity than allowed above (i.e., residential lots smaller than 20,000 square feet or 

commercial uses with a high number of employees). 

 

4. Residential location.  Bluff lots overlooking the Salinas River are encouraged. 

 

5. Separation between residential and commercial uses.  Separation between the commercial uses 

and residential shall be provided, including solid walls, landscape buffers, and street rights-of-way.  

Access to commercial uses shall not be from the residential streets. 

 

6. Trail dedication. A perimeter trail consistent with the County Trails plan shall be dedicated with the 

first land division. 

 

7. Parkland required.    Parkland shall be provided in a location that is accessible to the on-site 

residents and the general community. The parkland shall include active-use areas and a connection to 

the perimeter trail. 

 

[New standard] 

Figure 104-5 – CS/RSF – Indian Valley Area 
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8. Farmland Conservation. Prior to the recordation of a final map, issuance of a grading permit, or 

issuance of a construction permit, whichever comes first, for urban development on the Indian 

Valley Road site (Figure 3-M), the applicant shall do the following: 

 

a. Submit evidence to the County Department of Planning and Building that funds have been paid, 

as determined sufficient by the Agricultural Commissioner or designee to purchase a farmland 

conservation easement, deed restriction, or other farmland conservation mechanism, which will 

provide for the conservation of farmland, within the same agricultural region in San Luis Obispo 

County of similar quantity and quality, to the farmland being converted on the Indian Valley 

Road site, based on a 1:1 ratio. 

 

b. As approved by the Agricultural Commissioner or designee, the applicant shall pay to the 

California Farmland Conservancy Program or similar program compensation for the 

administrative costs incurred by the implementation of this standard. 

 

9. Soil Sampling and Remediation, Application Content. For the first discretionary land use permit 

or land division application for urban development on the Indian Valley Road site as shown in Figure 

3-M, the applicant shall submit a contaminated soil assessment. Soil samples shall be collected under 

the supervision of a professional geologist or professional civil engineer to determine the presence or 

absence of contaminated soil on the site.  Soil analysis and sampling density shall be in accordance 

with guidance from San Luis Obispo County Environmental Health Services. If soil sampling 

indicates the presence of pesticides exceeding applicable environmental screening levels, the soil 

assessment shall identify the volume of contaminated soil to be excavated.  

 

If concentrations of contaminants warrant remediation, contaminated materials shall be remediated 

prior to grading and construction activities, and an Environmental Site Assessment shall be prepared. 

The remediation program shall also be approved by a regulatory oversight agency, such as the 

County Environmental Health Services, the Regional Water Quality Control Board, or the 

Department of Toxic Substances Control.  

 

10. Preliminary Endangerment Assessment, Application Content. Due to the cleanup status and 

the potential presence of unknown contaminants of concern associated with the San Miguel Rec Site 

and San Miguel War Housing Project cleanup sites (as shown on Figure X.X), applicants for building 

plans or grading permits for development within 500 feet of these sites shall include a Preliminary 

Endangerment Assessment (PEA) or equivalent. The evaluation shall include a determination of 

whether no further action, removal, remedial action, or further extensive investigation of the site is 

necessary. 

 

H. Industrial (IND) land use category – Limitation on use.  Land uses within the Industrial category 

shall be limited to: offices; accessory storage; storage yards; vehicle and freight terminals; and 

warehousing.   

 

[2015 Land Use Ordinance, Section 22.104.060D] 
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I. Recreation (REC) land use category.  

 

1. Southern gateway / Mission San Miguel area.   

 

a. Mission properties east of the railroad tracks (Figure 104-6) – Limitation on use.  Land 

uses on mission lands east of the railroad tracks shall be limited to religious facilities, libraries and 

museums, outdoor sports and recreation, temporary events, or other similar uses that can be 

found compatible and consistent with existing cultural resources. 

 

 
Figure 104-6 – REC – Southern Gateway / 
Mission San Miguel Area 

 

[2015 Land Use Ordinance, Section 22.104.060E] 

 

b. Between the mission and Highway 101 (Figure 104-7) – Design guidelines.  Development 

between Highway 101 and the mission should not detract from views of the mission buildings as 

seen from the freeway. Building height, roof design, roofing materials and signage are the most 

important considerations. Building height should be limited to one story, buildings should have 

gable roofs and mission tile, and pole signs should not be allowed. 
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[2003 San Miguel Design Plan, Guideline 7] 

 

2. N Street (Figure 104-8) – Limitation on use.  Land uses along N Street within the Recreation 

category shall be limited to:  Equipment rental - non-motorized; indoor amusement and recreation 

facilities; museums; outdoor retail sales; public parks and playgrounds; recycling - collection stations; 

temporary events; and vehicle storage (parking lots or structures). 

 

 

 
Figure 104-7 – REC – Between the Mission and 
Highway 101 
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Figure 104-8 – REC – N Street 

 

[New standard] 

 

3. East end of 11th Street (Figure 104-9).   

 

a. Land uses.  The East 11th Street area is primarily intended for residential development.  The 

community plan envisions a mix of housing types, but also allows for recreational uses such as 

equestrian facilities.  Only those land uses identified in Section 22.06.030 for the Recreation land 

use category may be authorized, except the following:   

 

Mines and quarries 

Recycling collection stations 

Off-road vehicle courses 

Automobile service stations/ Gas stations 

Outdoor retail sales 

Storage – outdoor storage yards 

Temporary construction yards (off-site) 

Transit stations and terminals 

Vehicle storage 

 

b. Residential Density.  The overall residential density shall be that of the single family land use 

category - 5.5 to 7.0 units per acre net (excluding the Flood Hazard [FH] zone). The FH may be 

used as open space or as usable yard area for lots fronting on the river.  Residential structures 
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west of the Verde Place extension (in Figure 3-N of the Community Plan) shall resemble single 

family dwellings with a maximum of four units per building. 

 

 
Figure 104-9 – REC – East End of 11th Street 

 

 

J. Residential Single Family (RSF) land use category. 

 

1. Curbs, gutters, and sidewalks.  Required for all development in the RSF land use category, except 

in the “blanket waiver area” shown in Figure 104-10 below.  specified areas (e.g. portions of K, L, 

14th, 15th, and 16th Streets).   

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 104-10 – RSF – Curb, Gutter, and 
Sidewalk Blanket Waiver Area 
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[2003 San Miguel Design Plan, Standard 6.1.a] 

 

2. Parking where an alley is primary access.  New single-family residential development with an 

alley as its primary access is required to have two on-site parking spaces in addition to those normally 

required in order to compensate for the lack of street parking.  These spaces may be located in the 

setback from an alley. 

 

[2003 San Miguel Design Plan, Standard 6.1.c] 

 

3. Setbacks for parcels fronting only an alley.  Parcels with no street frontage other than an alleyway 

shall maintain the following setbacks: 

 

a. A minimum of 20 feet from the alley, in order to accommodate parking between the structure 

and the alley.   

b. A minimum of 5 feet from parcel lines perpendicular to the alley. 

c. A minimum of 10 feet from the parcel line parallel to and opposite the alley frontage.  

 

[New standard] 

 

4. Mission Gardens site (Figure 104-11).  The following standards apply only the Mission Gardens 

site, as shown in Figure 104-11.   

 

 
Figure 104-11 – RSF – Mission Gardens Site 

 

a. Density limitation.  Maximum number of residential parcels is limited to 60.   
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b. Cluster requirement.  Land divisions shall be clustered west of the Flood Hazard (FH) 

combining designation.   

 

c. Open space requirement.  Flood hazard areas and areas reserved to reduce noise, protect 

visual resources, or to preserve cultural resources shall remain in open space.   

 

[Land Use Ordinance, Section 22.104.060G.2] 

 

5. Mission Vineyard Estates site (Figure 104-12).  The following standards apply only to the Mission 

Vineyard Estates site, as shown in Figure 104-12.   

 

 
Figure 104-12 – RSF – Mission Vineyard Estates Site 

 

a. Ridgetop development prohibited.  Development must occur below the 687-foot contour.  

 

b. Visual mitigation requirements.   

 

(1) All development shall blend in with existing topography.   

(2) Cut and fill slopes shall be rounded to reduce the transition between slope angles.   

(3) Finished building pads should be at or below the average natural elevation.   

(4) Building height shall not exceed 20 feet.   

(5) Hipped-roof design is required.   
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(6) Colors must be dark, muted, earth-tone shades.   

(7) A landscaping plan must be submitted to provide 50 percent screening within 5 years and 80 

percent screening within 10 years.   

(8) An exterior lighting plan shall be submitted and reviewed to ensure illumination levels arethe 

minimum needed for public safety.   

 

c. Landscape buffers.  Landscape buffer areas are required as follows: 

 

(1) 15 feet along the southern property boundary.   

(2) 100 feet along the eastern property boundary.   

(3) 40 feet along the northern property boundary.   

 

d. Subdivisions.  Open space is required above the 687-foot elevation.   

 

[Land Use Ordinance, Section 22.104.060G.4] 

 

K. Residential Multi-Family (RMF) land use category.   

 

1. Useable open areas.  New RMF development must include usable open areas (e.g. patios, gardens, 

play areas, swimming pools, etc.) based on the following standards: 

 

a. Development with useable common open areas.  Development shall meet the provisions 

specified in Subsections B.e.(1), B.e.(2), and B.e.(3) of Land Use Ordinance Section 22.22.145 

(Planned Development).  The minimum open area required by Section 22.10.130.B.2 shall 

include usable common open areas. In addition, each unit shall include a usable private open area 

containing a minimum of 175 square having minimum dimensions of 10 feet. Upper story units 

with no ground floor shall have a minimum of 60 square feet of usable private outdoor area 

having a minimum dimension of six feet. 

 

b. Development with useable private yards.  This standard applies to multi-family projects (such 

as duplexes, row houses, or detached units) that propose individual private yards rather than 

usable common open areas. A usable common open area is not required, provided that the 

minimum open area of Section 22.10.130.B.2 is met, and a minimum of 750 square feet of usable 

private yards, with a minimum dimension of 15 feet, is provided for each unit. 

 

2. Building height.  Buildings with dwelling units that have entries not located on the ground floor are 

limited to two stories in height. Buildings that are designed to resemble single family dwellings, town 

houses, row houses or similar structures where each unit’s entry is on the ground floor, are subject to 

the height limits of Section 22.10.090.   

 

3. Residential Multi-Family design guidelines.  Residential multi-family project shall meet a 

minimum of five of the following guidelines.  

 

a. Unit size and type.  Developments where all units are the same size and type are discouraged.  

Larger multi-family developments should provide a mix of unit sizes and types.   
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[New guideline] See notes11 

 

b. Units per building.  Buildings should be limited to no more than six dwellings.   

 

[2003 San Miguel Design Plan, Guideline 5.1.a] 

 

c. Front setback should not be used for parking.  The space between the building and the front 

property line where there is street frontage should not be used for parking.  Parking should be in 

the interior of the site or on the sides where they can be screened by landscaping.   

 

[2003 San Miguel Design Plan, Guideline 5.1.b] 

 

d. Entries.  Each unit of a multi-family development should have its own separate main entry from 

the outdoors.  Any building having frontage on a public street should have at least one-half of its 

entries face the street.   

 

Alternatively, multi-family residential structures that are constructed to mimic the design, scale, 

siting, and form of a single-family residence may propose a single consolidated entry point for all 

units.  Any consolidated entry point should face the street.   

 

 [2003 San Miguel Design Plan, Guideline 5.2.a]  See notes12 

 

e. Footprints.  Building footprints should resemble a series of partially overlapping rectangles as 

opposed to a single rectangle.   

 

[2003 San Miguel Design Plan, Guideline 5.2.b] 

 

f. Details.  Buildings should include details associated with single-family residences, for example, 

porches, bay windows, chimneys, trellises, built-in planters, integrated low walls, etc.    

 

[2003 San Miguel Design Plan, Guideline 5.2.c] 

 

g. Building variations.  Where two buildings are adjacent to one another with the same 

orientation, different design features should be used to differentiate between the buildings. In 

instances where there is a row of more than two buildings, a maximum of two adjacent units may 

have identical wall and roof lines. 

 

[New guideline] 

 

h. Elevations.  All sides of multi-family residential developments and garages should be detailed 

and articulated with relief elements and changes in plane.  

 

[New guideline] 
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i. Parking layout.  No more than six parking spaces or carport stalls should be grouped together, 

and landscaping should be installed between each group of parking spaces.  Any carport 

structures should be architecturally compatible with adjacent residential structures and should be 

integrated with patio or building walls whenever possible. 

 

[New guideline] 

 

j. Covered parking.  In order to ensure that covered parking areas are retained for parking rather 

than storage, carports are favored over garages.   

 

[New guideline] See notes13 

 

k. Landscape details.  Multi-family units should have landscape features commonly associated 

with single-family homes, such as flowering plants, fenced yards, private parking areas, planter 

boxes, stone or stepping stone pathways, etc. 

 

[New guideline] 

 

4. Development east of the railroad tracks.  The following standards apply to development in the 

RMF land use category east of the railroad tracks as shown as Area A in the following figure Figure 

104-13, below:   

 

Figure 104-13 – RMF – East of the 
Railroad Tracks 

 

a. Link cul-de-sacs and dead end streets. 

b. Incorporate traffic calming features into the design of new streets to reduce vehicle speed.   

c. Include easements for bikeways and pedestrian walkways.   

d. Provide sidewalks, landscaping, and on-street parking. 
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e. Include adequate lighting for sidewalks and crosswalks.   

f. Provide secure on-site bicycle parking.   

g. Provide easements or land dedications for trails, consistent with the Parks and Recreation 

Element, for development near the Salinas River.  

h. Submit a vernal pool habitat evaluation and a botanical survey shall be submitted with grading, 

construction or land use permit applications. 

i. Cluster development on the areas west of the Flood Hazard (FH) combining designation.  Retain 

FH areas in as usable open areas or open space.  

j. Limit density to 20 units per net acre (excluding the Flood Hazard Zone, rights-of-way and 

access easements). 

 

[Land Use Ordinance, Section 22.104.060F] 

 

5. L Street area.  Within the L Street Area, as identified in Figure 104-14, new residential developments 

proposing access from the alley shall be evaluated by a traffic engineer for improvement and safety 

recommendations. 

 

 
Figure 104-14 – RMF – L Street Area 

 

[New standard]  See notes14   

 

6. N Street Site (Figure 104-15).  The following standards apply to development in Area B in Figure 

9-E. 
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Figure 104-15 – RMF – N Street Site 

 

a. Density.  The maximum density is 15 units per acre.   

 

b. Access.  For those sites fronting on a private road, as shown on Figure X-X, access shall be 

taken from the private road.   

 

c. Parking.  Adequate on-site parking shall be provided for sites fronting the private road, where 

the road’s width is too narrow to allow on-street parking.   

 

[New standard] 

 

7. East 11th Street at the Salinas River  (Figure X-X).  Residential development shall be consistent 

with the development concept shown in Figure 3-N.  The overall density shall be that of the single 

family land use category - 5.5 to 7.0 units per acre net (excluding the Flood Hazard [FH] zone). The 

FH may be uses as open space or as usable yard area for lots fronting on the river.  Residential 

structures west of "A" Street (in Figure 3-N) shall resemble single family dwellings with a maximum 

of four units per building. 

 

[New standard]  See notes15 
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7. 16th Street and Bonita Place.  The overall density shall be limited to 10 units per gross acre. 

Residential development shall be designed to blend in with the surrounding single-family residential 

neighborhood. 

 

[New standard] 

 

8. West side of L Street, between 11th and 12th Streets.   

 

a. Density limitation.  

(1) Parcels under 5,000 square feet - one single family residence.  

(2) Parcels between 5,000 and 7,500 square feet in area - two single-family residences. 

(3) Parcels larger than 7,500 square feet in area - one single-family residence and up to two 

additional units, depending upon site constraints.   

 

b. Project design. 

 

(1) Minimize slope disturbance by incorporating existing topography into the design. 

(2) One required parking space may be located in the driveway on L Street. 

(3) The front setback on L Street may be reduced to 10 feet, unless additional room is needed 

for driveway parking, in which case the setback shall be at 20 feet.    

(4) No more than one unit per parcel shall take its access from the alley.   

 

[New standard]  See notes16 

 

                                                            
NOTES 
 
1 The preseﾐt staﾐdard reケuires Miﾐor Use Perﾏit appro┗al.  Re┗isioﾐs to this staﾐdard reduIe the perﾏit 
threshold froﾏ Miﾐor Use Perﾏit to “ite Plaﾐ.   
ヲ This seItioﾐ is iﾐteﾐded to allo┘ for fiHer optiI Ioﾐduit iﾐstallatioﾐ aﾐd to eﾐIourage usiﾐg desigﾐated road 
ﾐaﾏes.  This seItioﾐ addresses “aﾐ Miguel For┘ard Coﾏﾏeﾐts #ヵ, ンン, ヵヲ, aﾐd ΑΓ. 
ン This disIlosure ┘as reケuested Hy Uﾐioﾐ PaIifiI Railroad.   
ヴ This ┘as reケuested iﾐ order to allo┘ re‐use aﾐd e┝paﾐsioﾐ of houses iﾐ ﾐoﾐ‐resideﾐtial zoﾐes.   
ヵ Added iﾐ respoﾐse to “aﾐ Miguel For┘ard Coﾏﾏeﾐt #1.   
ヶ Added iﾐ respoﾐse to “aﾐ Miguel For┘ard Coﾏﾏeﾐt #ヶ.     
Α Added iﾐ respoﾐse to “aﾐ Miguel For┘ard Coﾏﾏeﾐt #ヴ8.   
8 This seItioﾐ has Heeﾐ added iﾐ respoﾐse to Ioﾏﾏuﾐity IoﾐIerﾐs that truIk loadiﾐg has ﾐot Heeﾐ takeﾐ iﾐto 
aIIouﾐt as part of IoﾏﾏerIial de┗elopﾏeﾐts aloﾐg Missioﾐ “treet.     
Γ This seItioﾐ has Heeﾐ added at the reケuest of the de┗elopers of TraIt ヲΓΓヵ.   
1ヰ This seItioﾐ ┘as ﾐot iﾐIluded iﾐ the PuHliI Re┗ie┘ Draft, Hut has Heeﾐ added HaIk to this ┗ersioﾐ.  This ┘as 
ﾐeeded, as the PuHliI Heariﾐg Draft ﾐo┘ proposes retaiﾐiﾐg a site aloﾐg Missioﾐ “treet iﾐ the C“ laﾐd use Iategory.   
11 Added iﾐ respoﾐse to “aﾐ Miguel For┘ard Coﾏﾏeﾐt #Α.   
1ヲ The seIoﾐd paragraph ┘as added to this staﾐdard iﾐ the PuHliI Re┗ie┘ Draft.   
1ン Added iﾐ respoﾐse to “aﾐ Miguel For┘ard Coﾏﾏeﾐt #8.   
1ヴ Added iﾐ respoﾐse to “aﾐ Miguel For┘ard Coﾏﾏeﾐt #Γ 
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1ヵ The proposal to rezoﾐe this area to Resideﾐtial Multi‐Faﾏily has Heeﾐ aHaﾐdoﾐed iﾐ fa┗or of a proposal to 
rezoﾐe this area to ReIreatioﾐ.  The staﾐdard has Heeﾐ reloIated to the ReIreatioﾐ suHseItioﾐ.   
1ヶ The proposal to rezoﾐe this area to Resideﾐtial Multi‐Faﾏily has Heeﾐ aHaﾐdoﾐed ふrefer to “aﾐ Miguel For┘ard 
Coﾏﾏeﾐt #1ヰぶ, so this staﾐdard is ﾐo loﾐger ﾐeIessary.   
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APPENDIX B 

INFRASTRUCTURE EXHIBITS 

Complete Communities Survey 

The Complete Communities Survey is one of several projects funded through a Sustainable 

Communities planning grant to the County.  The project seeks to Identify what 

infrastructure and public facilities will be needed in the future in San Miguel, Templeton, 

Oceano, and Nipomo; how much they will cost; and how to fund them. Examples of 

infrastructure and public facilities are water, sewer and drainage systems; roads; sidewalks; 

trails; parks; and public buildings. This study will help the County and the community 

services districts plan for improvements to the communities.  When finished, the Complete 

Communities Survey will include the following components: 

 Research Summary

 Facilities Inventory

 Funding and Financing Plan

 Community Profile
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COUNTY OF SAN LUIS OBISPO

COMPLETE COMMUNITES SURVEY (FUTURE) -  INFRASTRUCTURE COMMUNITY OF SAN MIGUEL

WATER DISTRIBUTION
FIGURE B-2
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COUNTY OF SAN LUIS OBISPO

COMPLETE COMMUNITES SURVEY (FUTURE) -  INFRASTRUCTURE COMMUNITY OF SAN MIGUEL

WASTEWATER COLLECTION
FIGURE B-4
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NEW OUTFALLCONSTRUCTED

Proposed Curbs and Gutters

Areas Exempt from Curb and Gutter 

Requirements Per San Miguel Design Plan

Figure 2-5A Proposed Underground Storm Drain System

Figure 2-5B Proposed Curbs and Gutters

Source: San Luis Obispo County Flood Control and Water Conservation District, 2003, 

San Miguel Drainage and Flood Control Study.
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C ‐ 1 

Appendix C 

San Miguel Master Tree List with Tree Characteristics 

 
The following table lists the characteristics of tree species that passed screening through both the first and second sets of criteria. 
  
Table III: Tree Characteristics 

 

TERTIARY CRITERIA Height/ 
Breadth Branch Strength Life Span Shade 

Capacity1 Shade Tree2 Disease 
Prone Fall Color Evergreen Shape Texture Ornamental Spring 

Flowering 
Allergen/ 
Irritant 

PG & E 
Approved 

SPECIES               

Arbutus menziesii/ Madrone to 100´x 80´ Strong Long MD       Round         

Brachychiton acerifolius/ Illawarra Flame Tree to 60´x 30´ Weak Long D       Cone      
t 10 yrs 

   

*Fraxinus angustifolia (oxycarpa)/ Raywood Ash* to 35´x 25´ Medium Long M        Oval-Hrzt        

*Ginkgo biloba/Maidenhair tree* to 35’x 25’ Strong Long M        Cone       

Koelreuteria bipinnata/ Chinese Flame Tree to 40´x 40´ Medium Medium—Long M        Round    Late 
Summer   

Koelreuteria paniculata/ Golden Raintree to 35´x 40´ Medium Medium—Long LM       Round    Mid 
Summer    

Lagerstroemia indica/ Crape Myrtle to 25´x 25´ Medium Medium—Long M        Round    Summer    

Pinus monticola/ Western White Pine to 60´x 20´ Medium Long M      Cone        

*Pistacia chinensis/ Chinese Pistache* to 60´x 40´ Strong Long M        Oval-Vrt         

Prunus ‘Okame’/ Flowering Cherry to 25´x 20´ Strong Long MD        Oval-Vrt         

Quercus agrifolia/ Coast Live Oak to 70´x 70´+ Strong Long MD       Umbrella       

Quercus douglasii/ Blue Oak to 50´x 70´ Strong Long M      Round        

Umbellularia californica/ California Bay Laurel to 25´x 25´ Strong Long D       Round       
Source: Shandon Area Master Tree Plan – T. Pullen, 2007             

*Community Preferred Tree* 

 

                                                            
1 Rated by the Urban Forest Ecosystems Institute as low, moderate, or densely leaved. 
2 Must be rated moderate (M) to densely (D) leaved and have a spread at least half of height to be considered a shade tree. 
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APPENDIX D –  

SAN MIGUEL COMMUNITY FORWARD CONSENSUS 
COMMENTS AND RESPONSES 

 

Backgrouﾐd 

These  Ioﾏﾏeﾐts  ┘ere  Ioﾏpiled  Hy  the  “aﾐ  Miguel  For┘ard 
CollaHorati┗e  aﾐd Hrought Hefore  the  “aﾐ Miguel Ad┗isory CouﾐIil 
for eﾐdorseﾏeﾐt.  After ﾏakiﾐg ﾏodifiIatioﾐs, the Ad┗isory CouﾐIil 
eﾐdorsed  Coﾏﾏeﾐts  1  through  ヶヶ  oﾐ  FeHruary  ヲ8,  ヲヰ1ヴ  aﾐd 
eﾐdorsed Coﾏﾏeﾐts ヶΑ through ΑΓ oﾐ No┗eﾏHer 18, ヲヰ1ヵ.   

Geﾐeral theﾏes Ioﾐ┗eyed iﾐ the “aﾐ Miguel For┘ard ﾏeetiﾐgs: 
 

a. Fle┝ible staﾐdards for a busiﾐess‐frieﾐdly coﾏﾏuﾐity.  As a 
┘hole,  the  group  seeﾏed  to  fa┗or  fle┝iHility  iﾐ  laﾐd  use 
staﾐdards  for  ﾐe┘  Husiﾐesses  seekiﾐg  to  loIate  iﾐ  the 
Ioﾏﾏuﾐity.   

H. Citizeﾐs  takiﾐg  actioﾐ  theﾏselves.    “aﾐ  Miguel  resideﾐts 
ha┗e a さIaﾐ doざ attitude.  The Ioﾏﾏuﾐity ┘ould like to see 
solutioﾐs  that  Iould  He  pri┗ately  iﾏpleﾏeﾐted  Hy  loIal 
┗oluﾐteer groups, iﾐdi┗iduals, or Husiﾐesses.  Prograﾏs that 
┘ould  reケuire  a  loIal  go┗erﾐﾏeﾐt  ageﾐIy  assuﾏiﾐg  loﾐg‐
terﾏ  respoﾐsiHility  ┘ere  less  popular,  due  to  fiﾐaﾐIiﾐg 
IoﾐIerﾐs.  Forﾏatioﾐ of aﾐ assessﾏeﾐt distriIt, for e┝aﾏple, 
is aﾐ uﾐpopular idea.   

 

I. It’s our plaﾐ; use plaiﾐ Eﾐglish.  The “aﾐ Miguel Coﾏﾏuﾐity 
Plaﾐ  is  our doIuﾏeﾐt.    It  should  represeﾐt ┘hat ┘e ┘aﾐt, 
ﾐot  ┘hat  outsiders  thiﾐk  ┘e  should  ha┗e.    The  ┘ordiﾐg 
should  He  Ilear  aﾐd  easy  to  follo┘  ふi.e.  get  rid  of  the 
さplaﾐﾐer  talkざぶ.   We  ﾐeed  to  Ilearly  state ┘hat ┘e ﾏeaﾐ, 
HeIause  this  doIuﾏeﾐt ┘ill  He  read  aﾐd  iﾐterpreted ﾏaﾐy 
years froﾏ ﾐo┘. 

 
d. Ecoﾐoﾏically‐balaﾐced coﾏﾏuﾐity.   Iﾐ order to thri┗e, “aﾐ 

Miguel  ﾐeeds  to  aIhie┗e  eIoﾐoﾏiI  HalaﾐIe.    Plaﾐﾐiﾐg 
should Ioﾐsider ┘hat ﾏeasures Iaﾐ attraIt additioﾐal high‐
eﾐd resideﾐtial de┗elopﾏeﾐt.  Filliﾐg spaIe ┘ith ﾏostly lo┘‐
iﾐIoﾏe housiﾐg ┘ill ﾐot aIhie┗e this ﾐeeded HalaﾐIe.   
 

VISION 
 
Iﾐ ヲヰンヵ, our ┗isioﾐ of “aﾐ Miguel is a thri┗iﾐg Ioﾏﾏuﾐity ┘here 
resideﾐts ┘ork together: 

 A Husiﾐess frieﾐdly Ioﾏﾏuﾐity. 
 A faﾏily frieﾐdly Ioﾏﾏuﾐity. 
 A Iultural Ieﾐter iﾐ the North Couﾐty. 
 A plaIe ┘here people ┘aﾐt to li┗e, shop, aﾐd play.   
 A plaIe that hoﾐors the surrouﾐdiﾐg agriIultural 

iﾐflueﾐIe.   
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Vision Stateﾏent 
 

We ┘ish to preserve the riIh history of San Miguel ┘ith respeIt 
to  its  surrounding  rural  and  agriIultural  environﾏent,  Hy 
supporting  its  sIhools,  and  Hy  purposely  strengthening  and 
ﾏotivating  its  viHrant, prosperous,  for┘ard‐looking and unified 

Ioﾏﾏunity.      San Miguel  is  a  friendly, ┘elIoﾏing plaIe ┘here 
people Ioﾏe to visit, shop, and enjoy speIial events.  San Miguel 
HalanIes  loIal,  soIial,  Iultural,  and  eIonoﾏiI  needs  ┘hile 
providing  puHliI  faIilities  and  enIouraging  sustainaHle  lo┘‐
iﾏpaIt developﾏent and resourIe Ionservation. 

 

Saﾐ Miguel Forward Coﾏﾏeﾐt  Couﾐty Respoﾐse 

 Ecoﾐoﾏic Developﾏeﾐt 

1 IﾐIorporate the Art iﾐ PuHliI PlaIes guideliﾐes 
ふadopted Hy “aﾐ Miguel Ad┗isory Coﾏﾏitteeぶ 
iﾐto the Coﾏﾏuﾐity Plaﾐ. 

We coﾐcur.  A ﾐe┘ appeﾐdi┝, Appeﾐdi┝ E, has Heeﾐ iﾐIluded, ┘hiIh desIriHes the “aﾐ 
Miguel Masters iﾐ Artful PlaIes prograﾏ.  A ﾐe┘ staﾐdard is also proposed for “eItioﾐ 
ヲヲ.1ヰヴ.ヰヶヰ ふ“uHseItioﾐ A.1ヴぶ ┘hiIh ┘ould e┝eﾏpt art projeIts froﾏ sigﾐage perﾏit 
reケuireﾏeﾐts.   

2 There should He soﾏe leﾐieﾐIy ┘ith Couﾐty 
perﾏits for o┘ﾐers ┘ho ┘e hope to eﾐIourage to 
Ileaﾐ up their property aﾐd/or Hriﾐg their hoﾏe 
up to date. 

We concur.  A ﾐe┘ prograﾏ ふPrograﾏ ン‐ンH aﾐd ン‐ンIぶ has Heeﾐ added to iﾏpro┗e 
Ioﾏﾏuﾐity aesthetiIs aﾐd eﾐIourage hoﾏeo┘ﾐers to iﾏpro┗e the appearaﾐIe of their 
properties.  

 Laﾐd Use 

3 Ne┘ suHdi┗isioﾐs should He desigﾐed to a┗oid the 
ﾐeed for se┘er puﾏp statioﾐs.   

We coﾐcur.  A ﾐe┘ poliIy ふPoliIy Α‐ヶぶ has Heeﾐ added to Chapter Α to disIourage 
suHdi┗isioﾐ desigﾐs that ┘ould reケuire the use of se┘er puﾏp statioﾐs.   

4 Priﾏary uses of the Uﾐioﾐ PaIifiI laﾐd aloﾐg N 
“treet should iﾐIlude Ieﾐtralized parkiﾐg aﾐd 
draiﾐage faIilities. 

We coﾐcur.  A ﾐe┘ poliIy ふPoliIy ン‐18ぶ has Heeﾐ added to refleIt the desired uses.  
Laﾐguage desIriHiﾐg the poteﾐtial for use as parklaﾐd has Heeﾐ reﾏo┗ed.   

5 FiHer optiI Ioﾐduits should He iﾐstalled to ser┗e 
the Iﾐdiaﾐ Valley aﾐd Ceﾏetery Road IoﾏﾏerIial 
areas ┘heﾐ other utility ┘ork is Heiﾐg doﾐe.   

We coﾐcur.  T┘o ﾐe┘ poliIies ふPoliIies Α‐1ヵ aﾐd Α‐1ヶぶ ha┗e Heeﾐ added to Chapter Α to 
eﾐIourage fiHer optiI iﾏpro┗eﾏeﾐts.  Prograﾏ Α‐Γ proposes iﾐstallatioﾐ of a fiHer optiI 
ser┗iIe turﾐout.  A staﾐdard iﾐ “eItioﾐ ヲヲ.1ヰヴ.ヰヶヰ ふ“uHseItioﾐ A.ン.aぶ reケuires that ﾐe┘ 
suHdi┗isioﾐs iﾐstall fiHer optiI Ioﾐduits.   
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Saﾐ Miguel Forward Coﾏﾏeﾐt  Couﾐty Respoﾐse 

6 For the purposes of IalIulatiﾐg deﾐsity aﾐd opeﾐ 
spaIe reケuireﾏeﾐts, flood hazard areas ふeast of 
the ┗alley ┘allぶ should ﾐot He Iouﾐted.   

We coﾐcur.  A ﾐe┘ poliIy has Heeﾐ added to Chapter ン ふPoliIy ン‐ヲヲぶ aﾐd a ﾐe┘ staﾐdard 
has Heeﾐ added iﾐ “eItioﾐ ヲヲ.1ヰヴ.ヰヶヰ ふ“uHseItioﾐ B.1.aぶ to e┝Ilude areas ┘ithiﾐ the 
flood hazard IoﾏHiﾐiﾐg desigﾐatioﾐ froﾏ resideﾐtial deﾐsity IalIulatioﾐs.  The Couﾐty 
does ﾐot support usiﾐg the e┝istiﾐg ┗alley ┘all as a Houﾐdary for deterﾏiﾐiﾐg deﾐsity 
IalIulatioﾐs, as there ﾏay He soﾏe areas that ﾏay He outside of the flood hazard Hut 
east of the ┗alley ┘all ┘here resideﾐtial de┗elopﾏeﾐt ┘ould He feasiHle.   

7 Larger ﾏulti‐faﾏily de┗elopﾏeﾐts should He 
reケuired to pro┗ide a ﾏi┝ of uﾐit sizes aﾐd types.  
De┗elopﾏeﾐts ┘here all uﾐits are of the saﾏe 
size aﾐd type are disIouraged. 

We coﾐcur.  A ﾐe┘ poliIy has Heeﾐ added to Chapter ン ふPoliIy ン‐ヲヰぶ that eﾐIourages 
ﾏi┝ed uﾐit sizes.  A guideliﾐe has also Heeﾐ iﾐIluded iﾐ “eItioﾐ ヲヲ.1ヰヴ.ヰヶヰ ふ“uHseItioﾐ 
J.ン.aぶ.   

8 Iﾐ ﾏulti‐faﾏily de┗elopﾏeﾐts, Iarports are 
fa┗ored o┗er garages.  This is largely due to the 
teﾐdeﾐIy to Ioﾐ┗ert garages to storage, resultiﾐg 
iﾐ iﾐsuffiIieﾐt parkiﾐg.   

We coﾐcur.  A ﾐe┘ poliIy has Heeﾐ added to Chapter ン ふPoliIy ン‐ヲヶぶ that proﾏotes 
Iarports o┗er garages iﾐ ﾏulti‐faﾏily de┗elopﾏeﾐts.  A guideliﾐe has also Heeﾐ iﾐIluded 
iﾐ “eItioﾐ ヲヲ.1ヰヴ.ヰヶヰ ふ“uHseItioﾐ J.ン.jぶ.   

9 Retaiﾐ 1ヰth aﾐd L “treet iﾐterseItioﾐ iﾐ RMF 
zoﾐiﾐg.  CoﾐIerﾐ:  aIIessiﾐg the site Hy ┘ay of 
the alley. 

We coﾐcur.  Iﾐ respoﾐse to Ioﾏﾏeﾐts froﾏ property o┘ﾐers, the zoﾐiﾐg ﾏap has Heeﾐ 
re┗ised to retaiﾐ the Resideﾐtial Multi‐Faﾏily ふRMFぶ zoﾐiﾐg at the iﾐterseItioﾐ of 1ヰth 
aﾐd L “treets.   A staﾐdard has also Heeﾐ added to “eItioﾐ ヲヲ.1ヰヴ.ヰヶヰ ふ“uHseItioﾐ J.ヵぶ 
to reケuire traffiI eﾐgiﾐeer e┗aluatioﾐ for projeIts proposiﾐg alley aIIess.   

10 Eliﾏiﾐate proposed rezoﾐe ふR“F to RMFぶ oﾐ L 
“treet.  “eIoﾐdary resideﾐIes already allo┘ed iﾐ 
R“F zoﾐe.   

We coﾐcur.  Iﾐ respoﾐse to Ioﾏﾏeﾐts froﾏ property o┘ﾐers, the zoﾐiﾐg ﾏap has Heeﾐ 
re┗ised to retaiﾐ the Resideﾐtial “iﾐgle Faﾏily ふR“Fぶ zoﾐiﾐg iﾐ this area.   

11 E┝teﾐd CoﾏﾏerIial “er┗iIe zoﾐiﾐg south┘ard 
aloﾐg N “treet, past the old 1ンth “treet right‐of‐
┘ay. 

We coﾐcur.  The zoﾐiﾐg ﾏap has Heeﾐ updated to refleIt e┝teﾐsioﾐ of the CoﾏﾏerIial 
“er┗iIe ふC“ぶ laﾐd use Iategory.  Additioﾐally, the N “treet CoﾐIept Plaﾐ iﾐ Chapter ン has 
Heeﾐ updated.   

12 E┝teﾐd the UrHaﾐ Reser┗e Liﾐe to iﾐIorporate the 
forﾏer DiIkﾏeyer property ふHet┘eeﾐ railroad 
aﾐd ri┗er, ﾐorth of se┘er plaﾐtぶ; retaiﾐ iﾐ AG 
zoﾐiﾐg.   

We coﾐcur.  The zoﾐiﾐg ﾏap has Heeﾐ updated to iﾐIorporate the DiIkﾏeyer  ふﾐo┘ 
Galloぶ property iﾐto the UrHaﾐ Reser┗e Liﾐe.  The site ┘ould retaiﾐ aﾐ AgriIulture ふAGぶ 
laﾐd use Iategory.  Future rezoﾐes ┘ould depeﾐd upoﾐ the le┗el of aIIess graﾐted to 
the site Hy Uﾐioﾐ PaIifiI Railroad.   
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Saﾐ Miguel Forward Coﾏﾏeﾐt  Couﾐty Respoﾐse 

13 E┝teﾐd the UrHaﾐ Reser┗e Liﾐe to iﾐIorporate all 
of “aﾐ La┘reﾐIe TerraIe ふadd the AG zoﾐed 
portioﾐぶ, siﾏilar to the C“D Houﾐdary. 

We disagree.  The UrHaﾐ Reser┗e Liﾐe does ﾐot ﾐeed to ﾏatIh the Ioﾏﾏuﾐity ser┗iIes 
distriIt Houﾐdary.  Based oﾐ priﾐIiples aﾐd poliIies iﾐ the Fraﾏe┘ork for Plaﾐﾐiﾐg, the 
easterﾐ portioﾐ of “aﾐ La┘reﾐIe TerraIe is ﾏost appropriately plaIed iﾐ the AgriIulture 
laﾐd use Iategory aﾐd outside of the UrHaﾐ Reser┗e Liﾐe.   

14 CoﾐIerﾐs ┘ith de┗elopﾏeﾐt iﾐ flood‐proﾐe areas.  
Iﾐ partiIular: Chrisﾏaﾐ/Barker properties; 
proposed e┝teﾐsioﾐ of Verde PlaIe. 

Refer to Coﾏﾏents # Αン through Α9 

15 Reケuire speIial staﾐdards for resideﾐtial parIels 
┘ith their oﾐly a┗ailaHle aIIess Heiﾐg froﾏ aﾐ 
alley.  “etHaIks aﾐd parkiﾐg are the ﾏaiﾐ 
Ioﾐsideratioﾐs.   

We coﾐcur.  “taﾐdards ha┗e Heeﾐ added to “eItioﾐ ヲヲ.1ヰヴ.ヰヶヰ ふ“uHseItioﾐ I.ヲ aﾐd J.ヵぶ.  
“uHseItioﾐ I.ヲ iﾐIreases the parkiﾐg reケuireﾏeﾐt for parIels froﾐtiﾐg oﾐly the alley iﾐ 
the Resideﾐtial “iﾐgle Faﾏily ふR“Fぶ Iategory.  “uHseItioﾐ J.ヵ reケuires a Ii┗il eﾐgiﾐeer to 
e┗aluate alley aIIess for ﾏulti‐faﾏily de┗elopﾏeﾐt.   

16 PoliIy ン‐1 ふHigh Quality De┗elopﾏeﾐtぶ – Re┗ise as 
follo┘s: 
It should read さEﾐIourage eIoﾐoﾏiIally 
HalaﾐIed, high‐ケuality de┗elopﾏeﾐt…ざ  Iﾐ order 
of the follo┘iﾐg priority: 
 1st:  De┗elopﾏeﾐt ┘ithiﾐ the UrHaﾐ Reser┗e 

Liﾐe 
 ヲﾐd:  De┗elopﾏeﾐt ┘ithiﾐ the Coﾏﾏuﾐity 

“er┗iIes DistriIt 
 ンrd:  De┗elopﾏeﾐt outside of the ヲヰ1ン C“D 

Houﾐdaries 

We coﾐcur.  PoliIy ン‐1 has Heeﾐ re┗ised to iﾐIorporate the reIoﾏﾏeﾐded laﾐguage.   

17 PoliIy ン‐ヲ ふHealthぶ – Bullet poiﾐts should refleIt 
ケuality‐of‐life thiﾐgs, suIh as play area for 
Ihildreﾐ.   

We coﾐcur.  PoliIy ン‐ヲ has Heeﾐ updated to iﾐIlude a Hullet poiﾐt regardiﾐg ケuality of 
life iﾏpro┗eﾏeﾐts.   

18 PoliIy ン‐ヴ ふParksぶ – Opeﾐ spaIe aﾐd parks should 
He useaHle aﾐd Ieﾐtralized.  HOA parks ┘ith 
restriIted use ふor just grassぶ doﾐ’t fulfill the ﾐeed. 

We coﾐcur.  PoliIy ン‐ヴ has Heeﾐ updated to Hetter desIriHe the types of parks aﾐd 
puHliI spaIes the Ioﾏﾏuﾐity prefers.   
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19 PoliIy ン‐ヵ ふCaﾏp RoHertsぶ – IﾐdiIate that Caﾏp 
RoHerts should also He IoﾏpatiHle ┘ith “aﾐ 
Miguel.  Esseﾐtially, ﾏake this poliIy reIiproIal.   

We coﾐcur.  Chapter ヴ.1 of the Joiﾐt Laﾐd Use “tudy ふJLU“ぶ desIriHes a ﾏutual 
Ioﾏﾏitﾏeﾐt to Ioﾐsult regardiﾐg ﾐe┘ gro┘th aﾐd de┗elopﾏeﾐt.  Additioﾐal ┗erHiage 
has Heeﾐ added to PoliIy ン‐ヵ to pro┗ide Hetter Ioﾐte┝t.   

20 PoliIy ン‐8 ふPedestriaﾐ CoﾐﾐeItioﾐsぶ – Re┗ise to 
iﾐIlude HiIyIle IoﾐﾐeItioﾐs as ┘ell as pedestriaﾐ 
IoﾐﾐeItioﾐs. 

We coﾐcur.  PoliIy ン‐8 has Heeﾐ updated to iﾐIlude a refereﾐIe to HiIyIle IoﾐﾐeIti┗ity. 

21 PoliIy ン‐Γ – Eliﾏiﾐate this poliIy or Hleﾐd it iﾐto 
PoliIy ン‐1. 

We coﾐcur.  PoliIy ン‐8 has Heeﾐ eliﾏiﾐated.  Aﾏeﾐdﾏeﾐts to PoliIy ン‐1 appear to 
Iapture the saﾏe ﾏessage.   

22 PoliIy ン‐1ヴ ふAdapti┗e Reuseぶ – Clarify.  What does 
さadapti┗e reuseざ ﾏeaﾐ?  Caﾐ this He 
iﾏpleﾏeﾐted ┘ith a staﾐdard or guideliﾐe? 

We coﾐcur.  PoliIy ン‐1ヴ ふﾐo┘ ン‐1ヵぶ has Heeﾐ ﾏodified.  Additioﾐally, a staﾐdard is 
iﾐIluded iﾐ “eItioﾐ ヲヲ.1ヰヴ.ヰヶヰ ふ“uHseItioﾐ L.1 aﾐd L.ヲぶ. 

23 PoliIy ン‐1ヵ ふFloor Area Ratiosぶ – Coﾏﾏittee ﾏay 
┘ish to re┗isit this poliIy.   

Refer to Coﾏﾏents ヶΑ through Αヲ.  Ultiﾏately the Ioﾏﾏittee did ﾐot re┗isit the FAR 
poliIy.   

24 PoliIy ン‐1ヶ ふArIhiteItural “tyleぶ – Eliﾏiﾐate さoldざ 
so it says さthroughout to┘ﾐざ 

We coﾐcur.  The Ihaﾐge has Heeﾐ ﾏade to PoliIy ン‐1ヶ as reケuested.   

25 PoliIy ン‐1Α ふHousiﾐg Typesぶ – CoﾐIerﾐs ┘ith 
de┗elopﾏeﾐt iﾐ RMF ﾐeighHorhoods.   

Refer to Coﾏﾏents Αン through Α9.  The N “treet NeighHorhood CoﾐIept Plaﾐ is 
iﾐteﾐded to address ﾏaﾐy of the IoﾐIerﾐs the Ioﾏﾏuﾐity had ┘ith de┗elopﾏeﾐt iﾐ the 
RMF zoﾐed area.   

26 PoliIy ン‐18 ふBlightぶ – Need a prograﾏ to 
iﾏpleﾏeﾐt this 

We coﾐcur.  A ﾐe┘ Prograﾏ ン‐ヶ has Heeﾐ added, ┘hiIh proposes to ha┗e t┘iIe aﾐﾐual 
IollaHorati┗e Ioﾏﾏuﾐity ┘alk‐throughs.   

27 PoliIy ン‐1Γ – Eliﾏiﾐate.  No support for this 
poliIy.   

We coﾐcur.  This poliIy has Heeﾐ eliﾏiﾐated.   

28 Prograﾏ ン‐1 ふ“treaﾏliﾐiﾐgぶ – CoﾐIerﾐs ┘ith 
streaﾏliﾐiﾐg of de┗elopﾏeﾐt –┘e ﾐeed to disIuss 
┘hat さpreferred de┗elopﾏeﾐtざ is. 

We coﾐcur.  This prograﾏ has Heeﾐ ﾏodified to iﾐIlude a list of si┝ types of 
de┗elopﾏeﾐt that the Ioﾏﾏuﾐity has geﾐerally iﾐdiIated prefereﾐIe for.   
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29 “e┗eral ﾏajor IoﾐIerﾐs regardiﾐg the 
IoﾐIeﾐtratioﾐ of ﾏulti‐faﾏily de┗elopﾏeﾐt 
arouﾐd the N “treet area ふ11th to 1ヴth “treetぶ.  
CoﾐIerﾐs iﾐIlude: parkiﾐg, opeﾐ spaIe, rural 
appearaﾐIe, deﾐsity Hoﾐuses, affordaHle housiﾐg, 
useaHle yard area, etI. 

Refer to Coﾏﾏents Αン through Α9.  The N “treet NeighHorhood CoﾐIept Plaﾐ is 
iﾐteﾐded to address ﾏaﾐy of the IoﾐIerﾐs the Ioﾏﾏuﾐity had ┘ith de┗elopﾏeﾐt iﾐ the 
RMF zoﾐed area.   

 Natural Resources aﾐd the Eﾐviroﾐﾏeﾐt 

30 Le┗erage eﾐ┗iroﾐﾏeﾐtal ﾏitigatioﾐ reケuireﾏeﾐts 
to Ireate eIoﾐoﾏiI Heﾐefits for the Ioﾏﾏuﾐity.  
E┝aﾏple:  kit fo┝ eduIatioﾐ Ieﾐter, arIhaeology 
ﾏuseuﾏ, etI. 

We coﾐcur.  A ﾐe┘ PoliIy ヴ‐1 has Heeﾐ added.   

31 The Couﾐty should Ioﾐsider doiﾐg a さ┘ater‐┘ise 
laﾐdsIapiﾐgざ deﾏoﾐstratioﾐ projeIt iﾐ “aﾐ 
Miguel 

We coﾐcur.  Prograﾏ ヴ‐ヲ Ialls for the Couﾐty to IollaHorate ┘ith the Coﾏﾏuﾐity 
“er┗iIes DistriIt oﾐ se┗eral ┘ater Ioﾐser┗atioﾐ prograﾏs.   

32 The Couﾐty ふFlood Coﾐtrol DistriItぶ should 
de┗elop a ┗egetatioﾐ aﾐd siltatioﾐ ﾏaﾐageﾏeﾐt 
prograﾏ for the “aliﾐas Ri┗er.  The prograﾏ 
should ふ1ぶ iﾏpro┗e flood hazard Ioﾐditioﾐs; ふヲぶ 
iﾐIrease reIharge iﾐto the Paso RoHles 
Grouﾐd┘ater Basiﾐ; aﾐd ふンぶ allo┘ for reIreatioﾐal 
uses iﾐ the “aliﾐas Ri┗er Iorridor. 

We coﾐcur.  A prograﾏ has Heeﾐ added ふPrograﾏ ヴ‐ヴぶ ┘hiIh ┘ould eﾐaHle the 
de┗elopﾏeﾐt aﾐd iﾏpleﾏeﾐtatioﾐ of a ﾏaﾐageﾏeﾐt prograﾏ for the “aliﾐas Ri┗er.   

33 RefleIt the Ioﾏﾏuﾐity’s history iﾐ the ﾐaﾏiﾐg of 
streets.  ReIoﾏﾏeﾐded list of street ﾐaﾏes 
pro┗ided. 

We coﾐcur.  A ﾐe┘ appeﾐdi┝ ふAPPENDIX Fぶ has Heeﾐ added to the Coﾏﾏuﾐity Plaﾐ to 
iﾐIlude a suggested list of faﾏily ﾐaﾏes.  Additioﾐally, a plaﾐﾐiﾐg staﾐdard ふ“uHseItioﾐ 
A.ン.Hぶ reケuires that ﾐe┘ suHdi┗isioﾐs He Ioﾐditioﾐed to follo┘ the ﾐaﾏiﾐg sIheﾏe.   

34 Pro┗ide a Iross‐seItioﾐ e┝hiHit sho┘iﾐg the 
“aliﾐas Ri┗er Iorridor aﾐd ┗arious features ふe.g. 
flood plaiﾐ, flood ┘ay, ripariaﾐ ┗egetatioﾐ, top‐
of‐Haﾐk, etI.ぶ.  Perhaps t┘o Iross‐seItioﾐs are 
┘arraﾐted – oﾐe ┘ith a geﾐtle slope, oﾐe ┘ith a 
Ilearly‐defiﾐed Haﾐk. 

We coﾐcur.  A saﾏple Iross‐seItioﾐ iﾏage of the “aliﾐas Ri┗er is sho┘ﾐ iﾐ Figure ヴ‐A.  
While this figure represeﾐts the ﾏajority of the Iorridor through the Ioﾏﾏuﾐity, there 
are soﾏe areas ふe.g. ┘est Haﾐk at 11th “treetぶ ┘here the flu┗ial sIarp is teIhﾐiIally 
loIated outside of the floodplaiﾐ.   
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35 Defiﾐe さflood plaiﾐざ ┗ersus さflood┘ayざ ┗ersus 
さflood hazardざ iﾐ the te┝t. 

We coﾐcur.  Laﾐguage has Heeﾐ added to the te┝t iﾐ “eItioﾐ ヴ.1.1.F to e┝plaiﾐ the 
┗arious terﾏs.   

36 Wheﾐ refereﾐIiﾐg the “aliﾐas Ri┗er, Ilarify if 
referriﾐg to flood plaiﾐ, flood┘ay, top‐of‐Haﾐk to 
top‐of Haﾐk, etI. 

We coﾐcur.  Most refereﾐIes rely oﾐ the Couﾐty’s defiﾐitioﾐ of Flood Hazard IoﾏHiﾐiﾐg 
desigﾐatioﾐ, ┘hiIh should He Ioterﾏiﾐous ┘ith the FEMA‐desigﾐated flood plaiﾐ.   

37 PoliIies ヴ‐ヲ aﾐd ヴ‐ン – These poliIies should He 
Hroadeﾐed.  さNatural stateざ should ﾐot preIlude 
reIreatioﾐal use of the ri┗er or other 
ﾏodifiIatioﾐs ふe.g. flood Ioﾐtrolぶ.  The “aliﾐas 
Ri┗er should He opeﾐ to ﾏultiple uses – iﾐIludiﾐg 
reIreatioﾐ ふe.g. trailsぶ. 

We coﾐcur.  Clarifyiﾐg laﾐguage has Heeﾐ added to Hoth PoliIies ヴ‐ヲ aﾐd ヴ‐ン ふﾐo┘ ヴ‐ン 
aﾐd ヴ‐ヴぶ.   

38 Get aﾐ updated flood study to deterﾏiﾐe ┘here 
the flood hazard zoﾐe is.   

We coﾐcur.  A ﾐe┘ prograﾏ has Heeﾐ added ふPrograﾏ ヴ‐ヴぶ, ┘hiIh proposes a flood 
hazard study He Ioﾏﾏissioﾐed.   

39 IﾐIlude photos of speIial‐status aﾐiﾏals aﾐd 
plaﾐts.   

We coﾐcur.  T┘o figures ┘ere added to Chapter ヴ.  Oﾐe figure sho┘s seﾐsiti┗e plaﾐts, 
the other sho┘s seﾐsiti┗e ┘ildlife.   

40 Eliﾏiﾐate refereﾐIes to the HaHitat Coﾐser┗atioﾐ 
Plaﾐ ふﾐo loﾐger iﾐ proIessぶ 

We coﾐcur.  “iﾐIe the North Couﾐty HaHitat Coﾐser┗atioﾐ Prograﾏ is ﾐo loﾐger Heiﾐg 
pursued, refereﾐIes to this prograﾏ ha┗e Heeﾐ reﾏo┗ed.   

41 Upoﾐ first sale of laﾐd, ﾐe┘ hoﾏeo┘ﾐers should 
He pro┗ided ┘ith literature oﾐ drought‐toleraﾐt 
laﾐdsIapiﾐg 

We coﾐcur.  ReIeﾐtly adopted state regulatioﾐs iﾏpose ﾐe┘ drought‐toleraﾐt 
laﾐdsIapiﾐg reケuireﾏeﾐts oﾐ ﾐe┘ de┗elopﾏeﾐts.  These regulatioﾐs are kﾐo┘ﾐ as the 
Model Water EffiIieﾐt LaﾐdsIapiﾐg OrdiﾐaﾐIe ふMWELOぶ.  MWELO reケuires striIt 
doIuﾏeﾐtatioﾐ of laﾐdsIapiﾐg iﾐstallatioﾐs aﾐd reケuires de┗elopﾏeﾐt of aﾐ irrigatioﾐ 
aﾐd ﾏaiﾐteﾐaﾐIe sIhedule ┘hiIh ﾏust He pro┗ided to the hoﾏeo┘ﾐer.  
Iﾏpleﾏeﾐtatioﾐ of the MWELO ┘ill eﾐsure that hoﾏeo┘ﾐers iﾐ ﾐe┘ de┗elopﾏeﾐts ┘ill 
He a┘are of their oHligatioﾐ to properly ﾏaiﾐtaiﾐ drought‐toleraﾐt laﾐdsIapiﾐg.   
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42 Re┗ise the street tree list.  We should liﾏit the 
optioﾐs to arouﾐd ヵ or so speIies.  Use speIies 
seleIted for Missioﾐ “treet iﾏpro┗eﾏeﾐts as a 
Hasis.  “eleIted trees should He pretty, sﾏall 
lea┗es, 8‐foot IlearaﾐIe froﾏ Hottoﾏ to tree 
liﾏHs; other ┗egetatioﾐ should He less thaﾐ ンヰざ 
high to a┗oid oHsIuriﾐg traffiI.   

We coﾐcur.  Appeﾐdi┝ B has Heeﾐ ﾏodified to reduIe the ﾐuﾏHer of street trees.   

43 Address Hluff retreat oﾐ the east Haﾐk of the 
“aliﾐas Ri┗er ﾐear Ri┗er Road. 

We coﾐcur.  A poliIy has Heeﾐ added ふPoliIy ヴ‐ヶぶ ┘hiIh eﾐIourages addressiﾐg Hluff 
retreat ┘ith ﾐe┘ de┗elopﾏeﾐt oﾐ the east side of the ri┗er.   

44 Re┘ord PoliIy ヴ‐Γ so that it Iaﾐ He uﾐderstood.    We coﾐcur.  PoliIy ヴ‐Γ ふﾐo┘ ヴ‐1ヰぶ has Heeﾐ re┘orded iﾐ hopes of Heiﾐg Ilearer.   

45 Re┗ise aﾐd update Prograﾏ ヴ‐ヶ ふHistoriI 
Preser┗atioﾐぶ.  Title this as the “aﾐ Miguel 
HistoriI Preser┗atioﾐ ProjeIt. 

We coﾐcur.  PoliIy ヴ‐ヶ has Heeﾐ updated.   

46 Pro┗ide ﾏore iﾐforﾏatioﾐ oﾐ ta┝ iﾐIeﾐti┗es for 
historiI properties ふi.e. Mills AItぶ.  Ho┘ does this 
affeIt property rights?  What is a さdesigﾐatedざ 
Huildiﾐg? 

We coﾐcur.  We’┗e pro┗ided aﾐ iﾐforﾏatioﾐ Ho┝ oﾐ Page ?? ふChapter ヴぶ that pro┗ides 
soﾏe additioﾐal iﾐforﾏatioﾐ oﾐ the Mills AItioﾐ.  Additioﾐally, ┘e’┗e added a Prograﾏ 
ヴ‐Α, ┘hiIh Ialls for the Couﾐty to de┗elop a staﾐdardized proIedure for iﾏpleﾏeﾐtiﾐg 
the Mills AIt.   

 Traﾐsportatioﾐ aﾐd Circulatioﾐ 

47 Coﾏﾏent Deleted  ‐‐‐ 

48 TruIk loadiﾐg zoﾐes should take sight‐distaﾐIe 
iﾐto Ioﾐsideratioﾐ, partiIularly iﾐ the Ceﾐtral 
Busiﾐess DistriIt. 

We coﾐcur.  PoliIy ヵ‐11 has Heeﾐ added to eﾐIourage re┗ie┘ of truIk loadiﾐg zoﾐes.  
Additioﾐally, a guideliﾐe has Heeﾐ added ふ“eItioﾐ ヲヲ.1ヰヴ.ヰヶヰ, “uHseItioﾐ Cぶ.   

49 A Ieﾐtralized parkiﾐg prograﾏ is ﾐeeded; Hut 
uﾐsure if this should He a go┗erﾐﾏeﾐt prograﾏ or 
aﾐ iﾐitiati┗e Hy pri┗ate Husiﾐess.   

We coﾐcur.  Prograﾏ ヵ‐ヶ has Heeﾐ added to address Ieﾐtralized parkiﾐg.  Wheﾐ the 
Ioﾏﾏuﾐity deIides to pursue this prograﾏ, the issue of aﾐ assessﾏeﾐt distriIt ┘ill ﾐeed 
to He addressed at that tiﾏe.   

50 Iﾐ support of a Ieﾐtralized parkiﾐg prograﾏ, the 
parkiﾐg ratios for de┗elopﾏeﾐt iﾐ the Ceﾐtral 
Busiﾐess DistriIt should He re┗ised. 

We coﾐcur.  Prograﾏ ヵ‐ヶ ふCeﾐtralized Parkiﾐgぶ Ialls for Ioﾐsideratioﾐ of ﾏodifyiﾐg 
parkiﾐg ratios iﾐ the Ieﾐtral Husiﾐess distriIt.  No study has Heeﾐ Ioﾏpleted, aﾐd so ┘e 
do ﾐot reIoﾏﾏeﾐd adjustiﾐg the parkiﾐg ratio at this tiﾏe.   
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51 Iﾐforﾏal road assoIiatioﾐs aﾐd shared 
ﾏaiﾐteﾐaﾐIe agreeﾏeﾐts iﾐ the “aﾐ La┘reﾐIe 
TerraIe ﾐeighHorhood should He Ioﾐsolidated.   

We coﾐcur.  Prograﾏ ヵ‐Α has Heeﾐ added to Hegiﾐ the ┘ork ﾐeeded to Ioﾐsolidate road 
ﾏaiﾐteﾐaﾐIe assoIiatioﾐs.   

52 “uHdi┗isioﾐs iﾐ “aﾐ La┘reﾐIe TerraIe should oﾐly 
He allo┘ed if there is a pa┗ed road ┘ith 
orgaﾐized ﾏaiﾐteﾐaﾐIe e┝teﾐdiﾐg to a Couﾐty‐
ﾏaiﾐtaiﾐed road.   

We coﾐcur.  “uHseItioﾐ A.ン of “eItioﾐ ヲヲ.1ヰヴ.ヰヶヰ has Heeﾐ added to address this issue.  

53 Fire safety aIIess IoﾐIerﾐs should He addressed.  
Iﾐ partiIular: ふ1ぶ Keﾐﾐedy Laﾐe; ふヲぶ Pri┗ate 
dri┗e┘ays at 11th aﾐd LuHo┗a; ふンぶ N “treet alley 
froﾏ 11th to 1ヲth “treets 

We coﾐcur.  Prograﾏ ヵ‐8 has Heeﾐ added to address this issue.   

54 Eliﾏiﾐate the Prado PlaIe – LuHo┗a Way 
IoﾐﾐeItioﾐ through the White Oak MoHile Hoﾏe 
Park 

We coﾐcur.  The Prado‐LuHo┗a IoﾐﾐeItor is ﾐo loﾐger sho┘ﾐ oﾐ the IirIulatioﾐ ﾏaps, 
although IoﾐIept plaﾐs do retaiﾐ the possiHility of a pedestriaﾐ/HiIyIle IoﾐﾐeItioﾐ ﾐear 
this area.   

55 Eliﾏiﾐate the 1ンth “treet IoﾐﾐeItioﾐ froﾏ N 
“treet to the Prado‐LuHo┗a IoﾐﾐeItioﾐ 

We coﾐcur.  The 1ンth “treet IoﾐﾐeItioﾐ is ﾐo loﾐger sho┘ﾐ oﾐ the IirIulatioﾐ ﾏaps.   

56 Routiﾐg for Do┘ﾐto┘ﾐ CoﾐﾐeItor Trail:  Missioﾐ 
to 1ヲth, 1ヲth to the Park, Do┘ﾐ 1ンth, BaIk aloﾐg 
Missioﾐ.  CoﾐﾐeItioﾐ to east side at 11th aﾐd 1ヶth 
“treets. 

We coﾐcur.  The IirIulatioﾐ plaﾐ has Heeﾐ updated to sho┘ the do┘ﾐto┘ﾐ loop trail.   

57 Do┘ﾐto┘ﾐ trail is a priority aHo┗e doiﾐg IurH, 
gutter, side┘alk iﾏpro┗eﾏeﾐts throughout to┘ﾐ.  

We coﾐcur.  PoliIy ヵ‐ヶ has Heeﾐ added to IoﾏﾏuﾐiIate that a useaHle trail ﾐet┘ork is a 
higher priority thaﾐ eﾐsuriﾐg that eaIh street has side┘alk iﾏpro┗eﾏeﾐts.   

58 Update plaﾐ to refleIt proposed CalTraﾐs 
iﾏpro┗eﾏeﾐts to the southHouﾐd Missioﾐ “treet 
oﾐraﾏp.   

We coﾐcur.  The IirIulatioﾐ plaﾐ has Heeﾐ updated, aﾐd a refereﾐIe has Heeﾐ added iﾐ 
the te┝t of Chapter ヵ.   

59 Eliﾏiﾐatioﾐ of Hike laﾐes aloﾐg Missioﾐ “treet 
┘here diagoﾐal parkiﾐg is loIated Iaﾐ Iause 
Ioﾐfusioﾐ.  Coﾐsider addiﾐg さsharro┘sざ ふshare 
the road arro┘sぶ iﾐ this area. 

We coﾐcur.  Addiﾐg a ┗isual iﾐdiIator for ┗ehiIles aﾐd IyIlists to uﾐderstaﾐd that they 
are shariﾐg the laﾐe Iould help Ilarify the situatioﾐ.  Prograﾏ ヵ‐ヵe has laﾐguage that 
eﾐIourages proper ﾏarkiﾐg of a Class III Hike laﾐe.   
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60 TraffiI Ialﾏiﾐg ﾏeasures should He added to 
Missioﾐ “treet to eﾐIourage dri┗ers to slo┘ 
do┘ﾐ.  Aﾐy traffiI Ialﾏiﾐg ﾏeasures ┘ould ﾐeed 
to Ioﾐsider that truIks use the road. 

We coﾐcur.  Laﾐguage has Heeﾐ added to Prograﾏ ヵ‐ヵ to iﾐdiIate that truIk traffiI ﾏust 
He takeﾐ iﾐto Ioﾐsideratioﾐ iﾐ the desigﾐ of traffiI Ialﾏiﾐg ﾏeasures.   

61 A Iross┘alk prograﾏ should He de┗eloped.  
There is a desire for Iross┘alks at all do┘ﾐto┘ﾐ 
Iorﾐers, aﾐd espeIially at Missioﾐ aﾐd 1ヴth “treet 

We coﾐcur. Prograﾏ ヵ‐ヴ ふTraffiI Calﾏiﾐg oﾐ Missioﾐ “treetぶ has Heeﾐ added to address 
this issue.  

62 L “treet is a ﾏaiﾐ aIIess for Lilliaﾐ Larseﾐ sIhool.  
The road should He ┘ideﾐed to Ireate soﾏe 
rooﾏ to ┘alk Het┘eeﾐ 1ンth aﾐd 1ヴth “treets. 

We coﾐcur.  Couﾐty Parks is already pursuiﾐg aﾐ iﾏpro┗eﾏeﾐt at this loIatioﾐ iﾐ 
assoIiatioﾐ ┘ith the proposed K “treet road Ilosure.  Prograﾏ ヵ‐Γ eﾐIourages that 
traﾐsportatioﾐ fuﾐds He put to┘ards iﾏpro┗eﾏeﾐts that liﾐk the Ioﾏﾏuﾐity to the 
sIhool.   

63 Coﾏﾏent Deleted  ‐‐‐ 

64 Pri┗ate roads should He disIouraged.  EﾐforIiﾐg 
parkiﾐg restriItioﾐs oﾐ pri┗ate roads is too 
diffiIult.  If pri┗ate roads are proposed, they 
should ﾐot He dead‐eﾐds ふIreates a fire safety 
IoﾐIerﾐぶ.  “aﾐ Miguel Fire should re┗ie┘ aﾐd 
appro┗e all plaﾐs for pri┗ate roads.   

We coﾐcur.  PoliIy ヵ‐1ヴ disIourages pri┗ate roads iﾐ ﾐe┘ de┗elopﾏeﾐts.  Couﾐty 
ordiﾐaﾐIe already reケuires that “aﾐ Miguel Fire Departﾏeﾐt re┗ie┘ aﾐd appro┗e a fire 
safety plaﾐ for ﾐe┘ de┗elopﾏeﾐt projeIts.   

65 Alleys should He ﾐaﾏed, partiIularly ┘here 
struItures ha┗e their oﾐly aIIess froﾏ the alley.   

We coﾐcur.  Prograﾏ ヵ‐1ヰ ┘ould eﾐtail goiﾐg through the road ﾐaﾏiﾐg proIedure to 
ﾐaﾏe the alleys.   

 Iﾐfrastructure, Draiﾐage, aﾐd Utilities 

66 The ヲヰヰン Draiﾐage Plaﾐ reケuires aﾐ update aﾐd a 
fiﾐaﾐIiﾐg plaﾐ.   

We coﾐcur.  Prograﾏ Α‐ヵ ┘ould eﾐtail updatiﾐg the Ioﾏﾏuﾐity draiﾐage plaﾐ.   

 Towﾐ Ceﾐter Coﾐcept Plaﾐ 

67 IﾐIlude a poliIy that eﾐIourages usiﾐg ┗aIaﾐt lots 
iﾐ the do┘ﾐto┘ﾐ area for parkiﾐg oﾐ aﾐ iﾐteriﾏ 
Hasis, Hefore they’re de┗eloped ┘ith ﾏore 
perﾏaﾐeﾐt struItures.   

We coﾐcur.  Additioﾐal te┝t has Heeﾐ is ﾐo┘ pro┗ided iﾐ the Hody of “eItioﾐ ン‐ヲ.ンAふ1ぶ.  
A ﾐe┘ poliIy ふPoliIy ン‐1ヵぶ has Heeﾐ added as ┘ell.  Prograﾏ ヵ‐Α also takes this 
possiHility iﾐto Ioﾐsideratioﾐ.   
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68 The Ioﾏﾏuﾐity is opeﾐ to the IoﾐIept of 
resideﾐtial uses as part of ﾏi┝ed use projeIts iﾐ 
the do┘ﾐto┘ﾐ area; ho┘e┗er, they ┘ould prefer 
to keep areas ﾐear the proposed to┘ﾐ sケuare 
ふ1ンth aﾐd Missioﾐぶ priﾏarily for IoﾏﾏerIial use.  
No ﾏore thaﾐ Αヵ perIeﾐt of floor spaIe should 
He resideﾐtial.   

We coﾐcur.  PoliIy ン‐11 has Heeﾐ re┗ised to iﾐIlude laﾐguage allo┘iﾐg ﾏore thaﾐ ヵヰ 
perIeﾐt of floor area to He resideﾐtial.  A plaﾐﾐiﾐg area staﾐdard is also proposed for 
“eItioﾐ ヲヲ.1ヰヴ.ヰヶヰD.ヲ, ┘hiIh ┘ould allo┘ this to oIIur.   

69 The Couﾐty shall ┘ork ┘ith Califorﾐia High┘ay 
Patrol to ha┗e aﾐ iﾐIreased eﾐforIeﾏeﾐt 
prograﾏ aloﾐg Missioﾐ “treet aﾐd 1ヴth 
“treet/Ri┗er Road duriﾐg the grape har┗est 
seasoﾐ.   

We coﾐcur.  This iteﾏ has Heeﾐ iﾐIorporated iﾐto Prograﾏ ヶ‐ヶ.   

70 N “treet is a Ioﾏﾏoﾐ alterﾐate route for Missioﾐ 
“treet.  TraffiI Ialﾏiﾐg Ioﾐsideratioﾐs should 
iﾐIlude ﾐot oﾐly Missioﾐ “treet, Hut also N “treet.  

We coﾐcur.  Ne┘ Prograﾏ ヵ‐ヶ pro┗ides for traffiI Ialﾏiﾐg oﾐ N “treet.   

71 The follo┘iﾐg Missioﾐ “treet traffiI Ialﾏiﾐg 
ﾏeasures are Ioﾐsidered high priorities: 

‐ Cross┘alks oﾐ all ヴ sides at 1ヴth “t/Ri┗er 
Road 

‐ Paiﾐted iﾐdiIatioﾐ of ヲヵ ﾏph speed liﾏit 
oﾐ the road. 

‐ A raised platforﾏ Iross┘alk – perhaps at 
1ンth “treet.   

We coﾐcur.  The ﾏost reIeﾐt Missioﾐ “treet iﾏpro┗eﾏeﾐts are fully IoﾏpatiHle ┘ith 
Ioﾏplete streets guideliﾐes, iﾐIludiﾐg tra┗el laﾐes, Class II Hike laﾐes, pedestriaﾐ HulH 
outs, Iross┘alk, laﾐdsIapiﾐg, aﾐd side┘alks all to proﾏote ﾏulti ﾏodal traﾐsportatioﾐ.  

72 The “aﾐ Miguel Coﾏﾏuﾐity “er┗iIes DistriIt 
should use its laﾐdsIape aﾐd lightiﾐg authority iﾐ 
order to ﾏaiﾐtaiﾐ puHliIly iﾐstalled laﾐdsIapiﾐg 
aloﾐg Missioﾐ “treet.   

We coﾐcur.  Ne┘ PoliIy ヶ‐1Γ has Heeﾐ added to eﾐIourage traﾐsferriﾐg ﾏaiﾐteﾐaﾐIe 
duties to the “aﾐ Miguel C“D.   
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 N Street Neighborhood Coﾐcept Plaﾐ 

73 IﾐIlude a poliIy that eﾐ┗isioﾐs this area as a 
ﾏi┝ed‐iﾐIoﾏe ﾐeighHorhood.   

We coﾐcur.  Ne┘ PoliIy ン‐18 has Heeﾐ added to eﾐIourage ﾏi┝ed‐iﾐIoﾏe 
ﾐeighHorhoods.   

74 Eliﾏiﾐate the road IoﾐﾐeItioﾐ froﾏ Prado PlaIe 
to LuHo┗a Way.  A pedestriaﾐ aﾐd HiIyIle 
IoﾐﾐeItioﾐ iﾐ this area ┘ould He aIIeptaHle.   

We coﾐcur.  This Ioﾏﾏeﾐt is siﾏilar to Coﾏﾏeﾐt #ヵヴ.  The IirIulatioﾐ ﾏap has Heeﾐ 
re┗ised.   

75 While the ri┗er is a great opportuﾐity for 
parklaﾐd, it is iﾏportaﾐt that aIti┗e reIreatioﾐ He 
plaﾐﾐed Ilose to the housiﾐg.  A Ieﾐtrally loIated 
ﾏulti‐use field is reIoﾏﾏeﾐded. 

We coﾐcur.  This has Heeﾐ iﾐIluded as a goal iﾐ the N “treet NeighHorhood CoﾐIept 
Plaﾐ.  Additioﾐally PoliIy ヶ‐Α eﾐIourages aIti┗e park areas to He loIated iﾐ easily 
aIIessiHle aﾐd ┗isiHle loIatioﾐs.   

76 “eIurity is a ﾏajor Ioﾐsideratioﾐ for aﾐy parks 
aﾐd reIreatioﾐal faIilities iﾐ the “aliﾐas Ri┗er 
flood zoﾐe.  Iﾐ┗ol┗e the “heriff’s OffiIe early oﾐ iﾐ 
the desigﾐ proIess to eﾐsure Iriﾏe pre┗eﾐtioﾐ 
ﾏeasures are iﾐIorporated ふe.g. site desigﾐ, 
adeケuate lightiﾐg, etI.ぶ   

We coﾐcur.  PoliIy ヶ‐8 has Heeﾐ added.  This poliIy Ialls for “heriff iﾐ┗ol┗eﾏeﾐt iﾐ the 
re┗ie┘ of ﾐe┘ parks aﾐd reIreatioﾐ faIilities.   

77 Allo┘ for reIreatioﾐal uses, suIh as aﾐ eケuestriaﾐ 
faIility, at the easterﾐ eﾐd of 11th “treet 
ふChrisﾏaﾐ propertyぶ.   

We coﾐcur.  The PuHliI Heariﾐg Draft Ioﾐtaiﾐs a re┗isioﾐ iﾐ zoﾐiﾐg for the 1Α‐aIre parIel 
at the eﾐd of 11th “treet.  This parIel, Iurreﾐtly desigﾐated Resideﾐtial “uHurHaﾐ ふR“ぶ, 
┘as proposed to He desigﾐated Resideﾐtial Multi‐Faﾏily ふRMFぶ.  “iﾐIe RMF areas do ﾐot 
allo┘ eケuestriaﾐ faIilities, the PuHliI Heariﾐg Draft ﾐo┘ proposes this are He re‐
desigﾐated to ReIreatioﾐ ふRECぶ.  The REC zoﾐe allo┘s de┗elopﾏeﾐt to oIIur at ﾏulti‐
faﾏily deﾐsities, ┘hile also allo┘iﾐg the estaHlishﾏeﾐt of a IoﾏﾏerIial eケuestriaﾐ 
faIility.   

78 The Flood Coﾐtrol DistriIt ┘ill take the lead iﾐ 
de┗elopiﾐg a Ioﾏﾏuﾐity┘ide storﾏ draiﾐage 
systeﾏ.  The Flood Coﾐtrol DistriIt should ┘ork 
┘ith the C“D to plaﾐ for storﾏ┘ater reteﾐtioﾐ.   

We coﾐcur.  The Flood Coﾐtrol DistriIt ┘ould He respoﾐsiHle for iﾏpleﾏeﾐtiﾐg 
Prograﾏs Α‐ヵ aﾐd Α‐ヶ.  Laﾐguage has Heeﾐ added to Prograﾏ Α‐ヵ to refereﾐIe 
Ioordiﾐatioﾐ Het┘eeﾐ the Flood Coﾐtrol DistriIt aﾐd the Coﾏﾏuﾐity “er┗iIes DistriIt.   
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Saﾐ Miguel Forward Coﾏﾏeﾐt  Couﾐty Respoﾐse 

79 Hoﾏeo┘ﾐer’s assoIiatioﾐs pro┗ide a tool for 
parkiﾐg eﾐforIeﾏeﾐt aﾐd reduItioﾐ of Hlight.  
Reケuire that de┗elopﾏeﾐts of ﾏore thaﾐ ヵ uﾐits 
forﾏ a hoﾏeo┘ﾐer’s assoIiatioﾐ or use aﾐother 
eﾐtity for eﾐforIeﾏeﾐt.   

We coﾐcur.  A plaﾐﾐiﾐg area staﾐdard has Heeﾐ added ふ“eItioﾐ ヲヲ.1ヰヴ.ヰヶヰ, “uHseItioﾐ 
A.ン.dぶ to reケuire soﾏe forﾏ of orgaﾐized eﾐforIeﾏeﾐt of parkiﾐg aﾐd CC&Rs ┘heﾐ a 
de┗elopﾏeﾐt iﾐIludes ﾏore thaﾐ ヵ uﾐits.   
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Appeﾐdi┝ E 
 

Saﾐ Miguel Masters iﾐ Artful Places 
Guide to Art iﾐ Our Coﾏﾏuﾐity 

EstaHlished iﾐ ヲヰヰヶ Hy “aﾐ Miguel ResourIe CoﾐﾐeItioﾐ for the Ioﾏﾏuﾐity of “aﾐ Miguel 
Appro┗ed Hy the Califorﾐia “tate Arts CouﾐIil 

 
I. Policy: 

“aﾐ Miguel Masters iﾐ Artful PlaIes, a Ioﾏﾏittee of “aﾐ Miguel ResourIe CoﾐﾐeItioﾐ, has 
de┗eloped a set of guideliﾐes to He used iﾐ plaﾐﾐiﾐg ﾏajor e┝terior ┘orks of art iﾐ “aﾐ Miguel. 
These guideliﾐes ┘ill help eﾐsure that art of the highest ケuality aﾐd e┝pressioﾐ are displayed 
iﾐ our puHliI plaIes.  The poliIies outliﾐed iﾐ this doIuﾏeﾐt, although ﾐot ﾏaﾐdatory, ┘ill set 
a staﾐdard of aesthetiI e┝IelleﾐIe for puHliI aﾐd pri┗ate e┝terior ┘orks of art. 

II. Saﾐ Miguel Masters iﾐ Artful Places Role: 

The “aﾐ Miguel Masters iﾐ Artful PlaIes ┘ill He Ioﾏposed of artists aﾐd Ioﾏﾏuﾐity 
represeﾐtati┗es.  The Ioﾏﾏittee ┘ill eﾐsure that art┘ork, ┘hether purIhased or 
Ioﾏﾏissioﾐed, is appropriate for its site Hy usiﾐg the follo┘iﾐg Iriteria: 

a. CoﾏpatiHle ┘ith its proposed loIatioﾐ, 

H. Poteﾐtial to IeleHrate our Ioﾏﾏuﾐity’s ideﾐtity through appropriate artistiI e┝pressioﾐ, 

I. Poteﾐtial to eﾐli┗eﾐ our puHliI spaIes. 

The Saﾐ Miguel Masters iﾐ Artful Places goals are: 
 

 Create di┗erse aﾐd Ihalleﾐgiﾐg opportuﾐities for our artists Hy IeleHratiﾐg our Iultural 
heritage aﾐd history iﾐ our puHliI art IolleItioﾐ. 

 Make art aIIessiHle to the Ioﾏﾏuﾐity so that the puHliI ﾏay e┝paﾐd its e┝perieﾐIe 
through a┘areﾐess, seﾐsiti┗ity aﾐd uﾐderstaﾐdiﾐg of the arts, thereHy eﾐhaﾐIiﾐg the 
li┗es of our Iitizeﾐs aﾐd ┗isitors through the iﾐteraItioﾐ ┘ith puHliI art. 

 EﾐIourage the IollaHoratioﾐ Het┘eeﾐ artists, urHaﾐ plaﾐﾐers, arIhiteIts, eﾐgiﾐeers aﾐd 
other Iity ageﾐIies iﾐ order to Ireate a ﾏore artistiI eﾐ┗iroﾐﾏeﾐt, thus reIogﾐiziﾐg the 
iﾏportaﾐIe of artists as さaesthetiI deIisioﾐ‐ﾏakersざ iﾐ plaﾐﾐiﾐg our eﾐ┗iroﾐﾏeﾐt. 

III. Art Selectioﾐ Process 

1. The “aﾐ Miguel Masters iﾐ Artful PlaIes ┘ishes to Ioﾏﾏissioﾐ the Hest aﾐd ﾏost 
appropriate art┘orks: Ioﾐseケueﾐtly there shall He ﾐo o┗erall poliIy aHout resideﾐIy 
reケuireﾏeﾐts for artists ┘ithiﾐ aﾐd ﾐot liﾏited to the greater “aﾐ Miguel area.  It shall 
He our goal to eﾐsure a ﾏi┝ of ┘ork doﾐe Hy artists ┘hiIh IeleHrate our Ioﾏﾏuﾐity. 
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ヲ. The “aﾐ Miguel Masters iﾐ Artful PlaIes shall seek Ioﾏﾏissioﾐs aﾏoﾐg a ┘ide ﾐuﾏHer 
of artists aﾐd shall stri┗e for o┗erall di┗ersity iﾐ style, sIale, aﾐd iﾐteﾐt. 

ン. Artists / Laﾐdo┘ﾐers shall apply for plaIeﾏeﾐt of art┘ork Hy Ioﾏpletiﾐg “aﾐ Miguel 
Masters AppliIatioﾐ forﾏs aﾐd suHﾏittiﾐg appropriate proposals to the “aﾐ Miguel 
Masters iﾐ Artful PlaIes at ヲヰ11“MRC@gﾏail.Ioﾏ. 

ヴ. The seleItioﾐ of art┘ork ┘ill He ﾏade Hy the “aﾐ Miguel Masters iﾐ Artful PlaIes, a 
Ioﾏﾏittee faIilitated Hy the “aﾐ Miguel ResourIe CoﾐﾐeItioﾐ ┘ith aﾐ iﾐ┗itatioﾐ to the 
“aﾐ Miguel Ad┗isory Coﾏﾏittee, Hut ﾐot depeﾐdeﾐt upoﾐ their preseﾐIe.  The “eleItioﾐ 
Coﾏﾏittee ┘ill stri┗e to pro┗ide a paﾐel of “aﾐ Miguel Masters ﾏeﾏHers aﾐd aﾐ iﾐ┗ited 
foruﾏ of artists, desigﾐers, arIhiteIts, Iity plaﾐﾐers, gallery o┘ﾐers, dealers, aﾐd 
professioﾐals deeﾏed appropriate to ﾏake art┘ork seleItioﾐs that ┘ill IeleHrate our 
Ioﾏﾏuﾐity’s heritage aﾐd di┗ersity.  This paﾐel ┘ill Ihaﾐge froﾏ seleItioﾐ to seleItioﾐ iﾐ 
aﾐ atteﾏpt to Hriﾐg a di┗erse perspeIti┗e ┘hiIh refleIts the Iultural aﾐd ethﾐiI di┗ersity 
of the “aﾐ Miguel area.  The “aﾐ Miguel Masters iﾐ Artful PlaIes ┘ill ﾏaiﾐtaiﾐ a file of 
poteﾐtial paﾐelists, Ioﾐtaiﾐiﾐg iﾐforﾏatioﾐ oﾐ the e┝perieﾐIe of iﾐdi┗iduals ┘ishiﾐg to 
ser┗e iﾐ this IapaIity. 

ヵ. The “aﾐ Miguel Masters iﾐ Artful PlaIes “eleItioﾐ Coﾏﾏittee ┘ill re┗ie┘ all appliIatioﾐs 
aﾐd ┘ill seleIt the proposal / artists Hy oﾐe of the follo┘iﾐg ﾏethods; 

o Iﾐ┗itatioﾐ:  Oﾐe artist set forth to de┗elop a proposal. 

o Liﾏited Coﾏpetitioﾐ:  A sﾏall ﾐuﾏHer of iﾐ┗ited artists set forth to de┗elop 
proposals 

o DireIt PurIhase:  A Ioﾏpleted ┘ork of art is purIhased. 

o Opeﾐ Coﾏpetitioﾐ: “ite aﾐd prograﾏ ad┗ertised, appliIatioﾐs aIIepted froﾏ all 
artists aﾐd/or laﾐdlords; ふ e┝aﾏple: ﾏight He froﾏ Husiness seeking ﾏultiple 
proposals & needs to suHﾏit appliIation to Ioﾏﾏittee for seleItion of Hest proposalぶ 

 
Iﾐ all Iases after seleItioﾐs ha┗e Heeﾐ ﾏade all proposals shall He applied to the appropriate 
Iity ageﾐIies for further re┗ie┘ aﾐd aIIeptaﾐIe. 
 
At aﾐy stage the proposal / artist seleItioﾐ proIess ﾏay He iﾐterrupted Hy a ﾏajority ┗ote of 
the “aﾐ Miguel Masters iﾐ Artful PlaIes “eleItioﾐ Paﾐel.  At that poiﾐt, the follo┘iﾐg optioﾐs 
are a┗ailaHle: 

1.  
 Ask artist for IlarifiIatioﾐ or redesigﾐ of proposal. 
 “eleIt aﾐother artist. 
 Make ﾐo seleItioﾐ. 
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ヲ.  
 Ask paﾐel for IlarifiIatioﾐ / iﾐteﾐtioﾐ. 
 Ask paﾐel for ﾐe┘ artist. 
 De┗elop ﾐe┘ proposal. 
 Coﾐ┗eﾐe ﾐe┘ paﾐel. 

ン.  
 Reケuest IlarifiIatioﾐ of ﾐe┘ paﾐel. 
 Reケuest ﾐe┘ artist’s iﾐteﾐt. 
 Reケuest ﾐe┘ proposal. 
 AHaﾐdoﾐ proposal eﾐtirely. 

 
Iﾐ re┗ie┘iﾐg the paﾐel’s reIoﾏﾏeﾐdatioﾐ the “aﾐ Miguel Masters iﾐ Artful PlaIes ┘ill take 
iﾐto aIIouﾐt this prograﾏ’s goals for de┗elopiﾐg a di┗erse IolleItioﾐ, its Ioﾏﾏitﾏeﾐt to the 
re┗ie┘ paﾐel’s proIess aﾐd the “aﾐ Miguel Masters role as a Hridge Het┘eeﾐ the arts 
Ioﾏﾏuﾐity, the geﾐeral puHliI aﾐd the Huilt eﾐ┗iroﾐﾏeﾐt.  These Ioﾐsideratioﾐs should 
out┘eigh aﾐy iﾐdi┗idual or persoﾐal prefereﾐIe iﾐ the “aﾐ Miguel Master’s deIisioﾐ‐ﾏakiﾐg 
proIess. 

 
IV. Defiﾐitioﾐ of Artwork 

 
For these purposes, art┘ork iﾐIludes, Hut is ﾐot liﾏited to, all paiﾐtiﾐgs, ﾏurals, iﾐsIriptioﾐs, 
staiﾐed glass, fiHer ┘ork, statues, relief’s or other sIulpture, ﾏoﾐuﾏeﾐts, fouﾐtaiﾐs, arIhes, or 
other struItures iﾐteﾐded for orﾐaﾏeﾐt or Ioﾏﾏeﾏoratioﾐ.  Also iﾐIluded are Iar┗iﾐgs, 
fresIoes, ﾏosaiIs, ﾏoHiles, photographs, dra┘iﾐgs, Iollages, priﾐts aﾐd ┘orks iﾐ Ilay, fiHer, 
┘ood, ﾏetal, glass, plastiIs aﾐd other ﾏaterials.   

 
Title aﾐd Owﾐership of Artwork / Copyright 
 

 The “aﾐ Miguel Masters iﾐ Artful PlaIes shall follo┘ aﾐd aIkﾐo┘ledge all state aﾐd 
federal Iopyright la┘s pertaiﾐiﾐg to puHliI art┘orks. 

 The “aﾐ Miguel Masters iﾐ Artful PlaIes ┘ill ﾏaiﾐtaiﾐ o┘ﾐership of all art┘ork proIured, 
Ioﾏﾏissioﾐed aﾐd or purIhased Hy the Ioﾏﾏittee. 

 The “aﾐ Miguel Masters iﾐ Artful PlaIes ┘ill ﾏaiﾐtaiﾐ all doIuﾏeﾐtatioﾐ ﾐeIessary to 
reIord aﾐd ﾏaiﾐtaiﾐ site / loIatioﾐ aﾐd historiIal e┗ideﾐIe of its art IolleItioﾐ displayed 
┘ithiﾐ “aﾐ Miguel. 

 As stated iﾐ ﾏaiﾐteﾐaﾐIe agreeﾏeﾐt the oﾐgoiﾐg upkeep aﾐd ﾏaiﾐteﾐaﾐIe of said 
art┘ork shall He the respoﾐsiHility / o┘ﾐership of the “aﾐ Miguel Masters iﾐ Artful 
PlaIes depeﾐdiﾐg oﾐ re┗ie┘ aﾐd appro┗al.  All Iosts for routiﾐe ﾏaiﾐteﾐaﾐIe of art┘ork 
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shall He fuﾐded Hy the “aﾐ Miguel Masters iﾐ Artful PlaIes fuﾐds for puHliI art┘ork. [This 
is soﾏething SMRC needs to develop at soﾏe point in tiﾏe] 

 It is the iﾐteﾐt of the “aﾐ Miguel Masters iﾐ Artful PlaIes to hold title to eaIh seleIted 
art┘ork ふuﾐless pre┗iously agreed upoﾐ ┘ith the artistぶ aﾐd shall hold Iopyright to said 
art┘ork. ふSMRC desires o┘nership or usage of Iopyrightぶ 

 The “aﾐ Miguel Masters iﾐ Artful PlaIes shall ﾏaiﾐtaiﾐ aﾐ irre┗oIaHle liIeﾐse to 
reproduIe, to distriHute, aﾐd / or display Iopies / reproduItioﾐs of said art┘ork, uﾐless 
pre┗iously agreed upoﾐ ┘ith the artist. 

 The “aﾐ Miguel Masters iﾐ Artful PlaIes shall use its Hest efforts to gi┗e Iredit to the 
artist iﾐ aﾐy puHliIity or distriHutioﾐ of iﾏage / art┘ork, puHliI sho┘iﾐg, aﾐd aﾐy aﾐd all 
reproduItioﾐs of said art┘ork. 

 The artist gi┗es to the “aﾐ Miguel Masters iﾐ Artful PlaIes perﾏissioﾐ to use the artist’s 
ﾐaﾏe, piIture, portrait, aﾐd photograph iﾐ all forﾏs of ﾏedia aﾐd iﾐ all ﾏaﾐﾐer, 
iﾐIludiﾐg Hut ﾐot liﾏited to e┝hiHitioﾐ, display, ad┗ertisiﾐg aﾐd editorial uses, ┘ithout 
┗iolatioﾐ of the artist’s rights of pri┗aIy or perﾏissioﾐ, or aﾐy other persoﾐal aﾐd 
proprietary rights the artist ﾏay possess iﾐ IoﾐﾐeItioﾐ ┘ith said art┘ork.  Also iﾐIluded 
are proposal dra┘iﾐgs or aﾐy iﾐIideﾐtal ┘orks ﾏade iﾐ the Ireatioﾐ of said art┘ork or 
aﾐy agreeﾏeﾐts graﾐted to the “aﾐ Miguel Masters iﾐ Artful PlaIes Hy the artist uﾐder 
this agreeﾏeﾐt. 

 The artist shall o┘ﾐ all desigﾐ proposals direItly related to IoﾐIeptioﾐ, faHriIatioﾐ aﾐd 
iﾐstallatioﾐ of said art┘ork. 

 The “aﾐ Miguel Masters iﾐ Artful PlaIes shall also defiﾐe eaIh art┘ork Hy the plaIeﾏeﾐt 
of a plaケue ┘hiIh defiﾐes さTitle of “aid Art┘orkざ – さArtistざ – さDoﾐors / Fuﾐded Hyざ – 
さDediIated toざ ふMeﾏoriaﾏぶ at eaIh art┘ork loIatioﾐ. 

 Iﾐ the aIt of aﾐ iﾐfriﾐgeﾏeﾐt Hy a third party of the rights graﾐted uﾐder this agreeﾏeﾐt 
to the “aﾐ Miguel Masters iﾐ Artful PlaIes aﾐd the artist shall ha┗e the right to sue 
joiﾐtly for the iﾐfriﾐgeﾏeﾐt aﾐd after deduItiﾐg the e┝peﾐses of Hriﾐgiﾐg suit ふto He 
Horﾐe eケuallyぶ to share eケually iﾐ aﾐy reIo┗ery.  If either party Ihooses ﾐot to joiﾐ iﾐ the 
suit, the other party shall ha┗e the right, Hut ﾐot the oHligatioﾐ, to iﾐstitute suit. 

[Federal la┘ diItates that you Iannot HloIk puHliI art] 
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APPENDIX F:  RECOMMENDED STREET NAMES 
 
The Coﾏﾏuﾐity of  “aﾐ Miguel  desires  to  refleIt  its  Iultural  history  iﾐ  the ﾐaﾏiﾐg of  ﾐe┘  streets  aﾐd 
alley┘ays.   The  follo┘iﾐg  is a  list of historiI  faﾏily ﾐaﾏes.    These ﾐaﾏes should He Ioﾐsidered Hy  the 
Re┗ie┘ Authority Hefore aﾐ alterﾐati┗e ﾐaﾏe is applied.   
 
 
Bayer 
Boﾐﾐifield 
Bressler 
Cleﾏoﾐs 
CorHaley 
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Railroad and Victorian Era

COMMON THEMES

• Wood-like siding

• Western-style facades

• Gable roofs

• Covered walkways and porches

• Decorative architectural details
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Second World War Era
COMMON THEMES

• Adaptive reuse of automobile-oriented businesses on Mission St.

• Ranch-style homes

• Picket fences
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Accents and Elements

COMMON THEMES

• Reference to history

• Timber railing at the adobe

• Mission bells

• Victorian-style ixtures

• Reference to geography

• Images of rolling hills and a meandering river

• River rock

• References to agriculture

• Windmills

• Bike Hitching Posts
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Drat San Miguel Community Plan Update2

               APPENDIX C: Community Outreach Program
Community involvement in the planning process is vital for gathering relevant 
informaion about community’s needs and prioriies. In order to acively 
involve the community in development of the San Miguel Community Plan 
Update an outreach program was developed to engage all segments of the 
community. The outreach program consisted of three community workshops, 
community quesionnaire, Visual Preference survey, visits to Lillian Larsen 
Elementary School, targeted outreach to the Spanish-speaking community 
Flyers (Appendix B, Figures B-1 to B-4) promoing the workshops and their 
respecive objecives were distributed within San Miguel, hand-delivering 
them to local businesses. San Luis Obispo County sent out leters (Appendix 
B, Figure B-5) inviing property owners in San Miguel to atend the workshop.  

The irst workshop, held in October 2010, served as a community visioning 
exercise to address local issues, the needs and desires of community members, 
and to learn about the preferred types of development they would like to 
see San Miguel. The second workshop was held in December 2010 to explore 
opportuniies within two alternaive concept plans for future development 
that were based on  the community feedback from the irst workshop. The inal 
workshop was held in January when the community reviewed a consensus 
plan that incorporated  the feedback from the previous two workshops.
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 Community Outreach 3

Workshop 1: Community Visioning
Beginning the public outreach program with community visioning is 
important to gain a clear understanding of the general direcion in which 
the community wants to grow, physically, socially, and economically.  

The efort in promoing public input contributed to a successful irst 
workshop held in October 2010. Valuable input from the community was 
gathered through an interacive approach between all paricipaing paries 
during the workshop.  The workshop began with a presentaion of San 
Miguel’s exising condiions, with informaion provided by the Cal Poly 
Consuling Team and San Luis Obispo County staf. Workshop aciviies 
included  a visual preference survey, a community survey, and an interacive 
mapping exercise.

The physical aspect of development and design is essenial to saisfy the 
community members  vision for the future of San Miguel.  A visual preference 
survey was conducted to beter understand the types of development San 
Miguel community members desired.  A total of 42 images were presented, 
including: downtown commercial, commercial outside of downtown, mixed-
use development , streetscape, public spaces, parks, single family residenial, 
and muli-family residenial developments. Paricipants evaluated each 
image on a numerical scale ranging from posiive three to negaive three. 
There were common themes that resulted from the visual preference survey 
with regards to areas of commercial, mixed-use, residenial, public space, 
and streetscape development, which helped guide the development of 
concept design plans. 

The following pages provide the summaries of the survey results. See 
Appendix B, Figure B-5 for the Visual Preference Survey Poster used at 
Workshop 2.

Figure 2-1: Workshop paricipants collaboraing on ideas for San Miguel’s future.
(Cal Poly, 2010)
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Drat San Miguel Community Plan Update4

Visual Preference Survey
The community responded posiively to the images of downtown 
commercial development that encompasses the historic character within its 
physical design, paricularly with that of older, small-town characterisics.  
Varied roolines and façade details, such as the use of tradiional-appearing 
materials and size and placement of windows and doors, are also qualiies of 
downtown commercial development that the community would like to see 
in future development (Figure 2-2 and Figure 2-3).

In regards to commercial development outside of the downtown area, the 
community preferred to see development that incorporated the rusic feel 
and rural character of the town. The community also expressed the need for 
suicient parking within the commercial development (Figure 2-4).

Figure 2-2: Downtown 
commercial development 
incorporaing historic, 
Western character and 
varied materials and 
facades.

Figure 2-3: Downtown 
commercial development 
with varied roolines and 
materials.

Figure 2-4: Commercial 
development outside of 
downtown incorporaing 
rural characterisics and 
suicient parking.

Downtown
Commercial

Commercial
outside of 

Downtown

Mixed Use

Single Family
Residenial
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 Community Outreach 5

The community responded posiively to the idea of bringing mixed use 
development into the downtown area with a few excepions. The community 
would like to see mixed use development that incorporates the old town 
feel of the town, similar to the exising mixed use within the town. The 
community also expressed that the building height should not exceed two 
stories (Figure 2-5).

Mixed Use

Figure 2-5: Mixed-use 
development with old-
town style architectural 
style and limited height.Muli-Family

Residenial
Neighborhood-oriented muli-family development was the top-rated form 
of muli-family residenial development preferred by the community.  They 
would want muli-family development that resembles exising single-family 
residenial development within San Miguel, where there are outdoor areas 
for family recreaional enjoyment and where building density does not 
disrupt a “family feel” (Figure 2-6). 

Figure 2-6: Muli-family 
residenial development 
resembling single-family 
residenial characterisics.

A relecion of tradiional-style architecture found in exising neighborhood 
areas in the community is what the community would like to see in future 
single-family development.  Front porches and detached garages or garages 
set back from the front yard are two of the most common themes that 
emerged from the Visual Preference Survey regarding future single-family 
development (Figure 2-7).

Single Family
Residenial

Figure 2-7: Single-family 
housing with a porch and 
detached garage.
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Drat San Miguel Community Plan Update6

The community expressed a desire to develop the exising streetscape into 
a pedestrian friendly environment with wider sidewalks (Figure 2-8).  The 
community also responded posiively to covered sidewalks in the downtown 
area to provide shelter from the natural elements, and vegetaion along the 
sidewalks to provide an aestheically pleasing environment (Figure 2-9).

Streetscape

The community expressed a desire to expand the exising park space to 
include a large shaded play area for the youth and a gazebo that can be used 
as the center of recreaional events such as community barbecues (Figure 
2-10). In regards to public space within the downtown area, the community 
responded posiively to the creaion of space that resembles a European 
style to atract tourists (Figure 2-11).

Public Space

Figure 2-8: Streetscape 
with a wide, pedestrian-
friendly sidewalk.

Figure 2-10: Public 
park with large, shaded 
recreaional space and a 
gazebo.

Figure 2-11: Public 
space with European 
characterisics to atract 
tourists.

Figure 2-9: Streetscape 
incorporaing covered 
sidewalk and aestheic 
vegetaion.
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 Community Outreach 7

Community Survey
A community survey was administered during the irst workshop.  The 
survey contained 20 quesions that addressed aspects in the community to 
be maintained, added, or changed (Appendix B, Figure B-7 to B-14).  The 
survey topics included general demographics, features about San Miguel 
that the community would like to preserve,  desired changes, preferred 
growth paterns, economic expansion, and recreaional opportuniies. The 
survey was posted online to allow those not present at the workshop to 
paricipate in the visioning process. 

An abbreviated version of the community survey was used for post-workshop 
outreach conducted with Spanish speaking members of the community 
The survey consisted of eight of the most relevant quesions toward 
understanding community preferences for future growth and development.  

One of the main quesions in both the original and abbreviated surveys 
asks what individuals would like to change the most in San Miguel.  There 
were a wide variety of answers provided by the respondents; however, the 
following summarize the most prevalent themes:

• Focus on the development of downtown and make it a desinaion  
 for residents and visitors.  Increase afordable opportuniies for   
 locally owned businesses to start and grow.
• Preserve the historic resources and buildings within San Miguel.
• Insill a sense of pride for community members by maintaining   
 properies in an aestheic manner.  Refresh and update buildings  
 throughout the community.
• Promote walkability throughout San Miguel by encouraging street  
 improvements with sidewalks and crosswalks.  Residenial and   
 commercial developments should be planned accordingly.

A third component of the workshop was small-group discussion, lead by the 
Cal Poly Consuling Team, and a mapping exercise.  A personal worksheet was 
provided to gather addiional qualitaive informaion (Appendix B, Figure 
B-15).  Four areas of interest were discussed, including posiive aspects of 
San Miguel, primary concerns, missing elements in the community, and 
vision of the future. The Consuling Team facilitated discussion of these 
ideas and assisted community members to express their ideas graphically 
through a mapping exercise (Figure 2-1). Map CO 2-1 provides a summary 
of all the comments resuling from the paricipants who completed the 
mapping exercise.

Break-out
Session and 

Mapping 
Exercise
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Workshop 1 Mapping Exercise Summary
Community Outreach Map 2-1
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 Community Outreach 9

Post Workshop 1 Outreach
Addiional outreach methods were designed to gather input from the Spanish-
speaking community as this community group was underrepresented at the 
irst workshop.  The post workshop outreach program was less formal, where 
the Cal Poly Consuling Team met with community members to discuss 
issues on a personal basis. A list of contacts with community representaives 
was created with the intenion of receiving input on how to reach out to the 
Spanish-speaking community. 

The Consuling Team was directed to the local food bank at Lillian Larsen 
Elementary School, where a large majority of the recipients are members 
of the Spanish-speaking community. It was here that the Consuling Team 
spoke with those present at the school about the purpose of the visit and 
the importance of paricipaing in the community planning process. Many 
of the community quesionnaires were conducted at school; others were 
distributed and returned at local businesses and restaurants, and some were 
let at the community health center to be collected at a later date. 

On the second visit to the community health center, the Consuling Team’s 
outreach was expanded to gather input from the paients in the recepion 
oice through their compleion of the community surveys and informal 
conversaion. The feedback was a coninuaion of a common theme:  
expanding and maintaining small-town characterisics, enhancing abandoned 
and deterioraing exising development, and promoing San Miguel’s 
downtown as a central gathering space that draws atenion to visitors and 
residents.  An employee at the health center pointed the Consuling Team 
back to Lillian Larsen Elementary School as a prime locaion to reach out 
to the Spanish-speaking community, as many parents pick up their children 
ater school.  Not only did visit to Lillian Larsen Elementary School succeed 
in reaching out to members of the Spanish-speaking community, but it also 
allowed the Consuling Team to reach out to the children of San Miguel.  

Figure 2-12: Reaching out to the Spanish-speaking community at Lillian Larsen Elementary 
Bake Sale.
(Cal Poly, 2010)

Visit to Lillian
Larsen School

Visit to the
Community

Health Center
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Fith grade students were hosing a Halloween bake sale, which proved to 
be an   important venue to gather input from the students (Figure 2-12). 
Addiionally, the teachers at the school invited the Consuling Team to speak 
to the eighth grade classes about the importance of paricipatory planning 
and becoming involved workshops.

Quesionnaires were also distributed at two local Mexican food eateries—
Dos Padres and the Carniceria—as well as the Mission Market & Deli, to 
collect addiional informaion from Spanish-speakers.  By the end of the post 
workshop public outreach program, 54 quesionnaires from the Spanish 
speaking community were obtained.  

The informal public outreach approach provided a valuable feedback from 
the Spanish-speaking community. This approach has also been well-received 
by paricipaing members of the community workshops during roundtable 
discussions, creaing a more relaxed discussion atmosphere to allow for an 
easier low of communicaion between both paricipants and the Consuling 
Team.  

A wide range of feedback was received from a diverse populaion, allowing 
a full understanding of the issues facing San Miguel. Taking an informal 
approach with the community allowed for addiional feedback that lead to a 
beter understanding of the community’s goals.

Visit to
Bake Sale

Quesionnaires
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 Community Outreach 11

Community Survey Results and Analysis
The data gathered through the community survey was tabulated and 
reviewed to gain a beter understanding of community viewpoints. The 
surveys collected on the County’s website and during the workshop, and 
those administered in person by the Consuling Team during on-site visits 
to San Miguel displayed similar results.  These viewpoints provided insight 
into community goals that will further aid the Consuling Team during 
subsequent events and processes.

Figure 2-13: The community’s preference of current characterisics based on the community 
survey conducted in December 2010.
(Cal Poly, 2010)

Results show that the main prioriies in San Miguel revolve around 
maintaining the small-town characterisics of the community while only 
developing within the exising developed areas of San Miguel (Figure 2-13 
and Figure 2-14). This informaion has informed development of the two 
alternaive concept plans for the future growth of San Miguel. 
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Drat San Miguel Community Plan Update12

The paricipaing community members prefer development to be within the 
exising developed areas, with areas of development expanding past the 
exising developed areas as a secondary preference.  This data informed the 
Consuling Team’s development of the two concept designs in determining 
boundaries for designing proposed development and accommodaing future 
growth.  

Figure 2-14: The community’s preference on locaion of future development based on the 
community survey conducted in December 2010.
(Cal Poly, 2010)

Figure 2-15: The job opportuniies that the community wants to see grow based on the 
community survey conducted in December 2010.
(Cal Poly, 2010)
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 Community Outreach 13

The community would prefer to expand locally owned businesses, 
paricularly in groceries, clothing, entertainment and health services, and to 
capitalize on the community’s natural resources to develop tourist-oriented 
opportuniies (Figure 2-15 and Figure 2-16).  This informaion informed the 
Consuling Team about the type of job opportuniies and land uses that 
could be included in the concept places.    

Figure 2-16: The businesses that the community wants to see made available or expanded in 
San Miguel based on the community survey conducted in December 2010.
(Cal Poly, 2010)

In a more speciic sense, the community’s prioriies focus on the addiion of 
more aciviies that cater toward families and children, and the development 
of a town center to coninue community congregaion while maintaining 
atracive streets with plenty of pedestrian access (Figure 2-17).  These 
prioriies show a strong ainity toward community-enabling aciviies, as 
they are all oriented around prioriies that would bring individuals together 
in social seings. The desire for community park improvements, while mainly 
a physical atribute, shows a need for a well-kept area in which community 
interacion can take place.

Frequently addressed issues from the irst workshop visioning exercises 
revealed the community’s interest in developing diverse housing types, 
improving the storm water drainage system, and improving public 
transportaion services.  The community also expressed a desire to increase 
the maintenance of local parks.
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Drat San Miguel Community Plan Update14

Outreach to the Spanish Community

Figure 2-17: The primary focus of community needs within San Miguel based on the 
community survey conducted in December 2010.
(Cal Poly, 2010)

The analysis of the community outreach directed to the Spanish-speaking 
community resembled many of the same aspects as the informaion received 
from the irst workshop and online survey; however, this porion of the 
community showed diferent prioriies.  The Spanish-speaking community 
expressed their concerns for increased security, which includes more street 
lighing and crosswalks. This porion of the community would also like to 
see an increase in police presence within the area. Increasing the amount 
of entertainment opions for both children and adults was a big concern, as 
well as the expansion of jobs as career opportuniies.  
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 Community Outreach 15

Workshop 2: Exploring Opportunities
Because community input is a key contributor to the development of a 
successful community plan, it is important that the community be involved 
in all steps of the development process. The second workshop was held 
in December 2010 with the main objecive to receive  feedback  on two 
concept plans, Concept “A” and Concept “B”, developed by the Consuling 
Team. Ater a presentaion describing each concept design and the logic 
behind the details of each concept, roundtable discussions were established 
to receive the community’s input on the two plans. This feedback later 
served as a guide in selecing the features of the concept plans that the 
community prefers and synthesizing the two plans into one, consensus plan.  

Despite eforts to reach out to the Spanish-speaking community, members 
of this community group were sill not present at the second workshop, 
and the turnout was disappoiningly lower than the irst workshop.  It is 
important to note, however, that the smaller turnout could have been due 
to the ime when the workshop was held, a weeknight, versus the weekend 
morning when the irst workshop was held. Most of the feedback from the 
discussions was posiive. Those present from the community enjoyed the 
innovaive concepts to promote a sustainable, walkable, and economically 
viable San Miguel. They were pleased that much of what they expressed 
about the future of San Miguel was relected in the two concept plans such 
as focusing on connecivity to the downtown area as a catalyst for inspiring 
economic growth and specialized, local jobs and careers, or limiing the 
density in future development to preserve small-town characterisics.  
For future housing, the community prefers an emphasis on single-family 
housing and to steer away from muli-family housing development due to 
its denser design.  However, the community preferred less focus on housing 
development altogether, and more focus on non-residenial development to 
allow for job growth. 
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Concept “A”
The Concept “A” Alternaive Plan (Map CO 2-2) is based on a projected 
populaion of 3,756 residents at full build-out based on an average household 
size of 3.03 persons. The term “full build-out” refers to the maximum 
development and populaion that can be accommodated based on the 
development types and their allowed densiies; however, development 
typically will never reach full build-out. Key features relevant to this plan are: 

• Adapive reuse of the Purina Chows building as a community center
• Extensive trail system and habitat restoraion eforts east of the   
 railroad tracks
• Central community plaza located on Mission Street
• Established commercial district along Mission Street
• Proposed high school located near the eastern end of 11th Street
• Cultural arts district located near Mission San Miguel Arcangel 
• Light industrial center located on the western edge of 10th Street
• Recycled water system in the exising water treatment facility

More speciics on the land use designaions are on Map CO 2-2.
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Alternative “A” Concept Plan
Community Outreach Map 2-2
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Concept “B”
The Concept “B” Alternaive Plan (Map CO 2-3) is based on a projected 
populaion of 6,819 residents at full build-out.  This is based on the 
assumpion that San Miguel will reach esimated concept plan build-out 
which represents capacity at a reasonable development potenial.  Like 
Concept “A”, Concept “B” was designed on an average household size of 
3.03 persons.  Key features relevant to this plan are:

• Expanded urban reserve line along the northern edge of town and  
 on San Lawrence Terrace 
• Develop San Lawrence Terrace as a planned-unit development with  
 a high school as a center
• Tourism as a catalyst for economic growth
• Promoion of Specialty Manufacturing
• Mission Street as a downtown core
• Creaion of Highway Commercial
• 10th Street Connecion to San Lawrence Terrace (bridge)
• Maintenance of small town character
• Compact urban form

More speciics on the land use designaions are on Map CO 2-3.

Much concern, however, was raised with the means of funding either of 
these alternaive concept plans and the majority of the discussions focused 
around this issue.  However, there was sill vital input that was gathered 
for the use of developing the inal concept plan, such as locaions where 
park space development could not occur due to private ownership of the 
proposed locaion.
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Alternative “B” Concept Plan
Community Outreach Map 2-3
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Workshop 3: Developing a Consensus Plan
More than forty community members and interested individuals took part 
in the third and inal workshop, the largest turnout of the workshop series.  
The workshop presentaion consisted of three primary areas:  indings of 
previous workshop discussions, development of Drat Consensus Plan, and 
key features  of the Drat Consensus Plan.  The workshop began with a 
presentaion that summarized the discussion and indings from the previous 
two workshops (Maps CO 2-4 to CO 2-8).  This provided those in atendance 
a beter understanding if they had not paricipated previously and served to 
conirm the intenions of those who had.  The process for the Drat Consensus 
Plan development was reviewed and included brief presentaions on the 
alternaive concept plans, and incorporaion of workshop indings into the 
Consensus Plan. The Drat Consensus Plan was presented simultaneously 
in four staions, each concentraing on one of the four main topic areas:  

Figure 2-18: Presentaion and Discussion Areas

Figure 2-19: Workshop paricipants talking with presenters
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Figure 2-20: Workshop paricipants walking around, looking at the diferent district maps

Residenial Development; Circulaion, Parks, and Public Faciliies; Downtown 
District and Downtown Core; and Service Commercial Districts (Figure 2-18).  
This was followed by the opportunity for public comment (Figure 2-18).

Atendees were assigned staring staions and rotated through all of the 
staions.  Key features of teach topic areas were presented; workshop 
atendees were asked to complete a survey at the end of each rotaion 
(Figure 2-19).  Also included in this acivity was a “dot exercise” at each 
staion.  Workshop atendees were asked to place a dot in either a “Yes” or 
“No” box, speciic to each feature, to illustrate which features were liked and 
disliked (Figure 2-20).

This method provided a considerable amount of feedback and the input from 
workshop atendees was acknowledged directly by the Consuling Team.  
The third workshop was deemed a resounding success with considerable 
input from workshop atendees.
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San Miguel Draft Consensus Plan
Community Outreach Map 2-4
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Residential Development Key Features
Community Outreach Map 2-5
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Downtown District & Downtown Core Key Features
Community Outreach Map 2-7
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Service Commercial Key Features
Community Outreach Map 2-8

Attachment 2 - San Miguel Community Plan Update - 

Planning Commission Recommended Changes

316 of 445



 Community Outreach 27

Workshop 3 Feedback
The Drat Consensus Plan’s four main topic areas and their respecive key 
features were well received by community members.  Key comments and 
responses are summarized below.

• Proposed single-family residenial south of 11th Street may become  
 a self-help housing project with increased density.
• Proposed muli-family west of Highway 101 needs to be redesigned  
 to accommodate proximity to Highway 101.
• San Lawrence Terrace density should not be increased, and   
 commercial development of any form should be avoided.
• The increased density for housing closer to downtown was well   
 received, with decreasing density further from the downtown core.

• The 10th Street on-ramp improvement to Highway 101 is a high   
 priority to reduce low on Cemetery Road.
• Downtown Park-n-Ride lot should be converted to visitor parking.   
 The Park-n-Ride itself should remain at its current locaion near   
 Highway 101.
• Bike and walking trail should be extended to senior housing and   
 merge with the proposed De Anza County Trail.  Property rights in  
 the lood plain may be an issue and needs to be looked into with the  
 County.
• Groundwork for the historic walking trail is already complete, it   
 simply needs improvements.
• North Mission Street gateway should steer away from the concept  
 of a gateway, and more of a landmark.  Landmarks should be on   
 both north and south ends of Mission Street.
• The need for the high school is quesionable; other high schools   
 may have been already proposed elsewhere outside of San Miguel.  
• Alleyways in residenial area west of Mission Street are becoming  
 one-way paths.

• The mixed-use concept between 11th and 14th Streets is desirable  
 provided that density does not become too intense.
• Adapive reuse of the barn between 10th and 11th Streets as a   
 tasing room and art gallery is desirable.
• Alleyways should be named.

• Topography issues (slope) on 10th Street creates a problem for the  
 proposed local commercial services.
• Expansion of URL is desirable to accommodate passive recreaion,  
 commercial services, and the expansion of the wine distribuion   
 center.
• The reinstallaion of the bed and breakfast was well received.

Circulaion, 
Parks & Public

Faciliies

Downtown
District and 
Downtown

Core

Service
Commercial

Residenial
Development
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Drat San Miguel Community Plan Update28

Post Workshop 3 Outreach
The third workshop was a large success with the community members 
excited for the progress made in the development of the Drat Consensus 
Plan.  Most of the features were well received and comments, both posiive 
and negaive, were considered and incorporated into the development of 
the inal Consensus Plan.  The overall mood from this workshop suggests that 
the community is looking forward to the progress in inalizing the Consensus 
Plan and the adopion of the 2035 San Miguel Community Plan Update. 

Due to the lack of atendance by the Spanish-speaking community at 
the third workshop, a post-workshop outreach program was prepared.  
The post-workshop outreach program took the presentaion directly to 
the Spanish-speaking community at a District English Learner Advisory 
Commitee (DELAC) meeing. DELAC represents the student council for the 
Spanish-speaking community of Lillian Larson Elementary School.  Members 
of the commitee were presented a condensed version of the workshop 
presentaion, highlighing the key features of the Drat Consensus Plan.  As 
the key features were presented, surveys were illed out to gather input.  The 
survey results revealed that a majority of the Spanish-speaking community 
responded posiively to many of the key features.  All posiive and negaive 
comments were incorporated into the inal consensus plan for San Miguel.

District English
Learner

Advisory
Commitee
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 Community Outreach 29

Post Workshop 3 Outreach Conclusion
The results of the outreach eforts revealed that the community’s preference 
for physical development is to maintain the historic character of San 
Miguel, paricularly in development outside the main commercial core via 
architectural style and limited density.  Development in the commercial core 
on Mission Street should encompass architectural elements to contribute 
to European-style characterisics in order to atract tourists and business 
opportuniies and to foster economic growth. Housing development is 
preferred to focus on single-family versus muli-family housing to preserve 
exising small town development paterns.

Pedestrian circulaion and connecivity throughout the town are also 
prioriies for the community, especially in creaing an aestheic connecion 
from the Mission to the downtown core.  Opportuniies for economic growth 
through tourist atracion and capitalizing on San Miguel’s natural resources 
was a primary focus as there are opportuniies in surrounding vineyards 
and open space to allow for pedestrian-friendly recreaional uses and the 
potenial for bike trails.

Sustaining San Miguel’s natural resources is a paricular concern for residents 
of San Miguel, especially with the town’s water resources.  They enjoy ideas 
entertained in the conceptual designs to conserve water, such as uilizing 
recycled water to sustain a larger community with limited water supply.  

The community feedback from the public outreach eforts has provided a 
signiicant amount of valuable informaion with which the Consuling Team 
can work.  The goal of the Consuling Team is to make the community’s 
vision of San Miguel’s future a concrete reality for both current and future 
residents to thrive.  
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Appeﾐdi┝ J 
EIR Mitigatioﾐ Measures 

 
Ne┘ De┗elopﾏeﾐt shall Ioﾏply ┘ith the follo┘iﾐg ﾏitigatioﾐ ﾏeasures froﾏ the Environﾏental IﾏpaIt 
Report for the San Miguel Coﾏﾏunity Plan Update.  
 
AG‐ヲ   Farﾏland Conservation. Prior to the reIordatioﾐ of a fiﾐal ﾏap, issuaﾐIe of a gradiﾐg 

perﾏit, or issuaﾐIe of a IoﾐstruItioﾐ perﾏit, ┘hiIhe┗er Ioﾏes first, for urHaﾐ 
de┗elopﾏeﾐt oﾐ the Iﾐdiaﾐ Valley Road site ふFigure ン‐Mぶ, the appliIaﾐt shall do the 
follo┘iﾐg: 

 
a. “uHﾏit e┗ideﾐIe to the Couﾐty Departﾏeﾐt of Plaﾐﾐiﾐg aﾐd Buildiﾐg that fuﾐds ha┗e 

Heeﾐ paid, as deterﾏiﾐed suffiIieﾐt Hy the AgriIultural Coﾏﾏissioﾐer or desigﾐee to 
purIhase a farﾏlaﾐd Ioﾐser┗atioﾐ easeﾏeﾐt, deed restriItioﾐ, or other farﾏlaﾐd 
Ioﾐser┗atioﾐ ﾏeIhaﾐisﾏ, ┘hiIh ┘ill pro┗ide for the Ioﾐser┗atioﾐ of farﾏlaﾐd, 
┘ithiﾐ the saﾏe agriIultural regioﾐ iﾐ “aﾐ Luis OHispo Couﾐty of siﾏilar ケuaﾐtity aﾐd 
ケuality, to the farﾏlaﾐd Heiﾐg Ioﾐ┗erted oﾐ the Iﾐdiaﾐ Valley Road site, Hased oﾐ a 
1:1 ratio. 
 

H. As appro┗ed Hy the AgriIultural Coﾏﾏissioﾐer or desigﾐee, the appliIaﾐt shall pay 
to the Califorﾐia Farﾏlaﾐd Coﾐser┗aﾐIy Prograﾏ or siﾏilar prograﾏ Ioﾏpeﾐsatioﾐ 
for the adﾏiﾐistrati┗e Iosts iﾐIurred Hy the iﾏpleﾏeﾐtatioﾐ of this staﾐdard. 

 

AQ‐1ふaぶ  Construction Eケuipﾏent Eﾏissions Reductions. CoﾐstruItioﾐ projeIts shall iﾏpleﾏeﾐt 
the follo┘iﾐg eﾏissioﾐs Ioﾐtrol ﾏeasures iﾐ aIIordaﾐIe ┘ith “aﾐ Luis OHispo Air 
Pollutioﾐ Coﾐtrol DistriIt ふ“LOAPCDぶ aﾐd Califorﾐia Air ResourIes Board ふARBぶ 
regulatioﾐs:. 

a. Maiﾐtaiﾐ all IoﾐstruItioﾐ eケuipﾏeﾐt iﾐ proper tuﾐe aIIordiﾐg to ﾏaﾐufaIturer’s 
speIifiIatioﾐs; 

H. Fuel all off‐road aﾐd portaHle diesel po┘ered eケuipﾏeﾐt ┘ith ARB Iertified ﾏotor 
┗ehiIle diesel fuel ふﾐoﾐ‐ta┝ed ┗ersioﾐ suitaHle for use off‐roadぶ; 

I. Use diesel IoﾐstruItioﾐ eケuipﾏeﾐt ﾏeetiﾐg ARB’s Tier ヲ Iertified eﾐgiﾐes or Ileaﾐer 
off‐road hea┗y‐duty diesel eﾐgiﾐes, aﾐd Ioﾏply ┘ith the “tate Off‐Road Regulatioﾐ; 

d. Use oﾐ‐road hea┗y‐duty truIks that ﾏeet the ARB’s ヲヰヰΑ or Ileaﾐer IertifiIatioﾐ 
staﾐdard for oﾐ‐road hea┗y‐duty diesel eﾐgiﾐes, aﾐd Ioﾏply ┘ith the “tate Oﾐ‐Road 
Regulatioﾐ; 

e. CoﾐstruItioﾐ or truIkiﾐg Ioﾏpaﾐies ┘ith fleets that do ﾐot ha┗e eﾐgiﾐes iﾐ their 
fleet that ﾏeet the eﾐgiﾐe staﾐdards ideﾐtified iﾐ I aﾐd d aHo┗e ふe.g. Iapti┗e or NOX 
e┝eﾏpt area fleetsぶ ﾏay He eligiHle Hy pro┗iﾐg alterﾐati┗e IoﾏpliaﾐIe; 

f. All oﾐ aﾐd off‐road diesel eケuipﾏeﾐt shall ﾐot idle for ﾏore thaﾐ ヵ ﾏiﾐutes. “igﾐs 
shall He posted iﾐ the desigﾐated ケueuiﾐg areas aﾐd or joH sites to reﾏiﾐd dri┗ers 
aﾐd operators of the ヵ ﾏiﾐute idliﾐg liﾏit; 
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g. Diesel idliﾐg ┘ithiﾐ 1,ヰヰヰ feet of seﾐsiti┗e reIeptors is ﾐot perﾏitted; 

h. “tagiﾐg aﾐd ケueuiﾐg areas shall ﾐot He loIated ┘ithiﾐ  1,ヰヰヰ feet of seﾐsiti┗e 
reIeptors; 

i. EleItrify eケuipﾏeﾐt ┘heﾐ feasiHle; 

j. “uHstitute gasoliﾐe‐po┘ered iﾐ plaIe of diesel‐po┘ered eケuipﾏeﾐt, ┘here feasiHle; 
aﾐd 

k. Use alterﾐati┗ely fueled IoﾐstruItioﾐ eケuipﾏeﾐt oﾐ‐site ┘here feasiHle, suIh as 
Ioﾏpressed ﾐatural gas ふCNGぶ, liケuefied ﾐatural gas ふLNGぶ, propaﾐe or Hiodiesel. 

 
AQ‐1ふbぶ  Fugitive Dust Control Measures. CoﾐstruItioﾐ projeIts shall iﾏpleﾏeﾐt the follo┘iﾐg 

dust Ioﾐtrol ﾏeasures so as to reduIe PM1ヰ eﾏissioﾐs iﾐ aIIordaﾐIe ┘ith “aﾐ Luis 
OHispo Air Pollutioﾐ Coﾐtrol DistriIt ふ“LOAPCDぶ reケuireﾏeﾐts: 

a. ReduIe the aﾏouﾐt of the disturHed area ┘here possiHle; 

H. Use of ┘ater truIks or spriﾐkler systeﾏs iﾐ suffiIieﾐt ケuaﾐtities to pre┗eﾐt airHorﾐe 
dust froﾏ lea┗iﾐg the site. IﾐIreased ┘ateriﾐg freケueﾐIy ┘ould He reケuired 
┘heﾐe┗er ┘iﾐd speeds e┝Ieed 1ヵ ﾏph. ReIlaiﾏed ふﾐoﾐ‐potaHleぶ ┘ater should He 
used ┘heﾐe┗er possiHle; 

I. All dirt stoIk pile areas should He sprayed daily as ﾐeeded; 

d. Perﾏaﾐeﾐt dust Ioﾐtrol ﾏeasures ideﾐtified iﾐ the appro┗ed projeIt re┗egetatioﾐ 
aﾐd laﾐdsIape plaﾐs should He iﾏpleﾏeﾐted as sooﾐ as possiHle follo┘iﾐg 
Ioﾏpletioﾐ of aﾐy soil disturHiﾐg aIti┗ities; 

e. E┝posed grouﾐd areas that are plaﾐﾐed to He re┘orked at dates greater thaﾐ oﾐe 
ﾏoﾐth after iﾐitial gradiﾐg should He so┘ﾐ ┘ith a fast gerﾏiﾐatiﾐg, ﾐoﾐ‐iﾐ┗asi┗e 
grass seed aﾐd ┘atered uﾐtil ┗egetatioﾐ is estaHlished; 

f. All disturHed soil areas ﾐot suHjeIt to re┗egetatioﾐ should He staHilized usiﾐg 
appro┗ed IheﾏiIal soil Hiﾐders, jute ﾐettiﾐg, or other ﾏethods appro┗ed iﾐ ad┗aﾐIe 
Hy the “LOAPCD; 

g. All road┘ays, dri┗e┘ays, side┘alks, etI. to He pa┗ed should He Ioﾏpleted as sooﾐ as 
possiHle after gradiﾐg uﾐless seediﾐg or soil Hiﾐders are used; 

h. VehiIle speed for all IoﾐstruItioﾐ ┗ehiIles shall ﾐot e┝Ieed 1ヵ ﾏph oﾐ aﾐy uﾐpa┗ed 
surfaIe at the IoﾐstruItioﾐ site; 

i. All truIks hauliﾐg dirt, saﾐd, soil, or other loose ﾏaterials are to He Io┗ered or 
should ﾏaiﾐtaiﾐ at least t┘o feet of freeHoard ふﾏiﾐiﾏuﾏ ┗ertiIal distaﾐIe Het┘eeﾐ 
top of load aﾐd top of trailerぶ iﾐ aIIordaﾐIe ┘ith CVC “eItioﾐ ヲン11ヴ; 

j. Iﾐstall ┘heel ┘ashers ┘here ┗ehiIles eﾐter aﾐd e┝it uﾐpa┗ed roads oﾐto streets, or 
┘ash off truIks aﾐd eケuipﾏeﾐt lea┗iﾐg the site; 

k. “┘eep streets at the eﾐd of eaIh day if ┗isiHle soil ﾏaterial is Iarried oﾐto adjaIeﾐt 
pa┗ed roads. Water s┘eepers ┘ith reIlaiﾏed ┘ater should He used ┘here feasiHle; 

l. All of these fugiti┗e dust ﾏitigatioﾐ ﾏeasures shall He sho┘ﾐ oﾐ gradiﾐg aﾐd 
Huildiﾐg plaﾐs; aﾐd  
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ﾏ. The IoﾐtraItor or Huilder shall desigﾐate a persoﾐ or persoﾐs to ﾏoﾐitor the fugiti┗e 
dust eﾏissioﾐs aﾐd eﾐhaﾐIe the iﾏpleﾏeﾐtatioﾐ of the ﾏeasures as ﾐeIessary to 
ﾏiﾐiﾏize dust Ioﾏplaiﾐts, reduIe ┗isiHle eﾏissioﾐs Helo┘ ヲヰ perIeﾐt opaIity, aﾐd to 
pre┗eﾐt traﾐsport of dust offsite. Their duties shall iﾐIlude holidays aﾐd ┘eekeﾐd 
periods ┘heﾐ ┘ork ﾏay ﾐot He iﾐ progress. The ﾐaﾏe aﾐd telephoﾐe ﾐuﾏHer of 
suIh persoﾐs shall He pro┗ided to the “LOAPCD CoﾏpliaﾐIe Di┗isioﾐ prior to the 
start of aﾐy gradiﾐg, earth┘ork or deﾏolitioﾐ. 

AQ‐ヲ  Valley Fever E┝posure Reduction. For all projeIts reケuiriﾐg a gradiﾐg perﾏit,  property 
o┘ﾐers aﾐd  appliIaﾐts shall iﾐIorporate appliIaHle reIoﾏﾏeﾐdatioﾐs froﾏ the PuHliI 
Health Departﾏeﾐt regardiﾐg reIogﾐitioﾐ aﾐd Ioﾐtrol of Valley Fe┗er iﾐ safety plaﾐs aﾐd 
┘orker traiﾐiﾐg ﾏaterial.  

BIO‐1ふaぶ  Special Status Species HaHitat Loss Miniﾏization. The Couﾐty eﾐIourages preser┗atioﾐ 
or eﾐhaﾐIeﾏeﾐt of uplaﾐd haHitat for ┘ildlife speIies to the ﾏa┝iﾏuﾏ e┝teﾐt feasiHle 
oﾐ parIels  Ioﾐtaiﾐiﾐg suitaHle haHitat ふe.g. areas used for foragiﾐg, Hreediﾐg, dispersal, 
etI.ぶ. To the e┝teﾐt feasiHle, haHitat preser┗atioﾐ aﾐd eﾐhaﾐIeﾏeﾐt should proﾏote 
regioﾐal IoﾐﾐeIti┗ity aﾐd disIourage isolated haHitat.  

BIO‐1ふbぶ  NeighHorhood‐┘ide Biological Resources Assessﾏents. CoﾐduIt ﾐeighHorhood‐┘ide 
HiologiIal resourIes assessﾏeﾐts ふBRAぶ to doIuﾏeﾐt the e┝istiﾐg HiologiIal resourIes 
┘ithiﾐ partially de┗eloped ﾐeighHorhoods to deterﾏiﾐe poteﾐtial iﾏpaIts to those 
resourIes. The BRA shall He IoﾐduIted Hy a Couﾐty‐appro┗ed Hiologist aﾐd Ioﾐforﾏ to 
the reケuireﾏeﾐts set forth iﾐ the Couﾐty guidaﾐIe doIuﾏeﾐt, Guidelines for BiologiIal 
ResourIes Assessﾏents ‐ Guidelines for BiologiIal Consultants that is oﾐ file ┘ith the 
Departﾏeﾐt of Plaﾐﾐiﾐg aﾐd Buildiﾐg. 

BIO‐1ふbぶ  Biological Resources Assessﾏent, Discretionary Projects. DisIretioﾐary laﾐd use perﾏits 
aﾐd laﾐd di┗isioﾐ appliIatioﾐs shall iﾐIlude a HiologiIal resourIes assessﾏeﾐt ふBRAぶ to 
doIuﾏeﾐt the e┝istiﾐg HiologiIal resourIes ┘ithiﾐ the projeIt footpriﾐt plus aﾐy 
ﾐeIessary Huffer to deterﾏiﾐe poteﾐtial iﾏpaIts to those resourIes. The BRA shall He 
IoﾐduIted Hy a Couﾐty‐appro┗ed Hiologist aﾐd Ioﾐforﾏ to the reケuireﾏeﾐts set forth iﾐ 
the Couﾐty guidaﾐIe doIuﾏeﾐt, Guidelines for BiologiIal ResourIes Assessﾏents ‐ 
Guidelines for BiologiIal Consultants. 

BIO‐1ふcぶ  Special Status Plant Species Surveys. If the BRA deterﾏiﾐes that speIial status 
plaﾐt speIies ﾏay oIIur oﾐ‐site, sur┗eys for speIial status plaﾐts shall He 
Ioﾏpleted. The sur┗eys shall He floristiI iﾐ ﾐature aﾐd shall He seasoﾐally tiﾏed 
to IoiﾐIide ┘ith the target speIies ideﾐtified iﾐ the BRA. All plaﾐt sur┗eys shall 
He IoﾐduIted Hy a Couﾐty‐appro┗ed Hiologist ﾐo ﾏore thaﾐ t┘o years Hefore 
iﾐitial grouﾐd disturHaﾐIe. All speIial status plaﾐt speIies ideﾐtified oﾐ‐site shall 
He ﾏapped oﾐto a site‐speIifiI aerial photograph aﾐd topographiI ﾏap. “ur┗eys 
shall He IoﾐduIted iﾐ aIIordaﾐIe ┘ith the ﾏost Iurreﾐt protoIols estaHlished 
Hy the CDFW, U“FW“, aﾐd the Couﾐty if said protoIols e┝ist. A report of the 
sur┗ey results shall He suHﾏitted to the Departﾏeﾐt of Plaﾐﾐiﾐg aﾐd Buildiﾐg, 
aﾐd the CDFW aﾐd/or U“FW“, as appropriate, for re┗ie┘ aﾐd appro┗al. 
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BIO‐1ふdぶ aﾐd ふeぶ  Special Status Plant Species Avoidance, Miniﾏization, and Mitigation. 
If Federal listed, “tate listed or Califorﾐia Rare Plaﾐt List 1B speIies are 
fouﾐd duriﾐg speIial status plaﾐt sur┗eys, theﾐ the projeIt shall He re‐
desigﾐed to a┗oid iﾏpaItiﾐg these plaﾐt speIies, if feasiHle. Rare plaﾐt 
oIIurreﾐIes that are ﾐot ┘ithiﾐ the iﾏﾏediate disturHaﾐIe footpriﾐt, 
Hut are loIated ┘ithiﾐ ヵヰ feet of disturHaﾐIe liﾏits of IoﾐstruItioﾐ shall 
ha┗e Hright oraﾐge proteIti┗e feﾐIiﾐg iﾐstalled at least ンヰ feet Heyoﾐd 
their e┝teﾐt, or other distaﾐIe as appro┗ed Hy a Couﾐty‐appro┗ed 
Hiologist, to proteIt theﾏ froﾏ direIt aﾐd iﾐdireIt iﾏpaIts. 

  Restoration and Monitoring. If speIial status plaﾐt speIies Iaﾐﾐot He 
a┗oided, all iﾏpaIts shall He ﾏitigated at a ﾏiﾐiﾏuﾏ ratio of ヲ:1 
ふﾐuﾏHer of aIres/iﾐdi┗iduals restored to ﾐuﾏHer of aIres/iﾐdi┗iduals 
iﾏpaItedぶ for eaIh speIies. A restoratioﾐ plaﾐ shall He prepared aﾐd 
suHﾏitted to the Couﾐty as ┘ell as other “tate or Federal ageﾐIies as 
appropriate. The restoratioﾐ plaﾐ shall iﾐIlude, at a ﾏiﾐiﾏuﾏ, the 
follo┘iﾐg Ioﾏpoﾐeﾐts: 

•  DesIriptioﾐ of the projeIt/iﾏpaIt site ふi.e., loIatioﾐ, respoﾐsiHle 
parties, areas to He iﾏpaIted Hy haHitat typeぶ; 

•  Goalふsぶ of the Ioﾏpeﾐsatory ﾏitigatioﾐ projeIt [typeふsぶ aﾐd areaふsぶ 
of haHitat to He estaHlished, restored, eﾐhaﾐIed, aﾐd/or preser┗ed; 
speIifiI fuﾐItioﾐs aﾐd ┗alues of haHitat typeふsぶ to He estaHlished, 
restored, eﾐhaﾐIed, aﾐd/or preser┗ed]; 

•  DesIriptioﾐ of the proposed Ioﾏpeﾐsatory ﾏitigatioﾐ site ふloIatioﾐ 
aﾐd size, o┘ﾐership status, e┝istiﾐg fuﾐItioﾐs aﾐd ┗aluesぶ;  

•  Iﾏpleﾏeﾐtatioﾐ plaﾐ for the Ioﾏpeﾐsatory ﾏitigatioﾐ site 
ふratioﾐale for e┝peItiﾐg iﾏpleﾏeﾐtatioﾐ suIIess, respoﾐsiHle 
parties, sIhedule, site preparatioﾐ, plaﾐtiﾐg plaﾐぶ; 

•  MaiﾐteﾐaﾐIe aIti┗ities duriﾐg the ﾏoﾐitoriﾐg period, iﾐIludiﾐg 
┘eed reﾏo┗al as appropriate ふaIti┗ities, respoﾐsiHle parties, 
sIheduleぶ; 

•  Moﾐitoriﾐg plaﾐ for the Ioﾏpeﾐsatory ﾏitigatioﾐ site, iﾐIludiﾐg ﾐo 
less thaﾐ ケuarterly ﾏoﾐitoriﾐg for the first year ふperforﾏaﾐIe 
staﾐdards, target fuﾐItioﾐs aﾐd ┗alues, target aIreages to He 
estaHlished, restored, eﾐhaﾐIed, aﾐd/or preser┗ed, aﾐﾐual 
ﾏoﾐitoriﾐg reportsぶ;  

•  “uIIess Iriteria Hased oﾐ the goals aﾐd ﾏeasuraHle oHjeIti┗es; said 
Iriteria to He, at a ﾏiﾐiﾏuﾏ, at least 8ヰ perIeﾐt sur┗i┗al of 
Ioﾐtaiﾐer plaﾐts aﾐd ンヰ perIeﾐt relati┗e Io┗er Hy ┗egetatioﾐ type; 

•  Aﾐ adapti┗e ﾏaﾐageﾏeﾐt prograﾏ aﾐd reﾏedial ﾏeasures to 
address aﾐy shortIoﾏiﾐgs iﾐ ﾏeetiﾐg suIIess Iriteria; 

•  NotifiIatioﾐ of Ioﾏpletioﾐ of Ioﾏpeﾐsatory ﾏitigatioﾐ aﾐd ageﾐIy 
Ioﾐfirﾏatioﾐ; aﾐd 
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•  CoﾐtiﾐgeﾐIy ﾏeasures ふiﾐitiatiﾐg proIedures, alterﾐati┗e loIatioﾐs 
for IoﾐtiﾐgeﾐIy Ioﾏpeﾐsatory ﾏitigatioﾐ, fuﾐdiﾐg ﾏeIhaﾐisﾏぶ. 

BIO‐1ふfぶ  Special Status Species HaHitat Assessﾏent and Protocol Surveys. If the results 
of the BRA deterﾏiﾐe that suitaHle haHitat ﾏay He preseﾐt for speIial status 
speIies, prior to issuaﾐIe of IoﾐstruItioﾐ perﾏits, protoIol haHitat 
assessﾏeﾐts/sur┗eys shall He Ioﾏpleted iﾐ aIIordaﾐIe ┘ith Califorﾐia 
Departﾏeﾐt of Fish aﾐd Wildlife ふCDFWぶ,  Uﾐited “tates Fish aﾐd Wildlife “er┗iIe 
ふU“FWぶ, aﾐd  Couﾐty, protoIols, as appliIaHle. If through Ioﾐsultatioﾐ ┘ith the 
CDFW aﾐd/or U“FW“ it is deterﾏiﾐed that protoIol haHitat 
assessﾏeﾐts/sur┗eys are ﾐot reケuired, said Ioﾐsultatioﾐ shall He doIuﾏeﾐted 
prior to issuaﾐIe of aﾐy IoﾐstruItioﾐ perﾏits. EaIh protoIol has differeﾐt sur┗ey 
aﾐd tiﾏiﾐg reケuireﾏeﾐts. AppliIaﾐts for eaIh projeIt shall He respoﾐsiHle for 
eﾐsuriﾐg that the protoIol reケuireﾏeﾐts are follo┘ed. 

BIO‐1ふgぶ  Special Status Species Avoidance and Miniﾏization. Based oﾐ the 
results of the Special Status Species Habitat  Assessﾏeﾐt aﾐd Protocol 
Surveys reケuired by BIO‐1ふfぶ, the follo┘iﾐg ﾏeasures ﾏay He applied to 
aケuatiI aﾐd/or terrestrial speIies aﾐd should He applied to eaIh projeIt, 
as appliIaHle. It should He ﾐoted that if aﾐ Eﾐdaﾐgered or Threateﾐed 
speIies ﾏay He iﾏpaIted Hy a gi┗eﾐ projeIt, the CDFW aﾐd/or U“FW“ 
┘ould likely reケuire additioﾐal perﾏits to authorize take uﾐder the 
Federal Eﾐdaﾐgered “peIies AIt aﾐd Califorﾐia Eﾐdaﾐgered “peIies AIt. 
These perﾏits Iould also iﾐIlude additioﾐal ﾏeasures aﾐd reケuireﾏeﾐts 
iﾐ ┘hiIh projeIt appliIaﾐts ┘ill ﾐeed to Ioﾏply ┘ith.  

 Grouﾐd disturHaﾐIe shall He liﾏited to the ﾏiﾐiﾏuﾏ ﾐeIessary to 
Ioﾏplete the projeIt. The projeIt liﾏits of disturHaﾐIe shall He 
flagged. Areas of speIial HiologiIal IoﾐIerﾐ ┘ithiﾐ or adjaIeﾐt to the 
liﾏits of disturHaﾐIe shall ha┗e highly ┗isiHle oraﾐge IoﾐstruItioﾐ 
feﾐIiﾐg iﾐstalled Het┘eeﾐ said area aﾐd the liﾏits of disturHaﾐIe.  

 All projeIts oIIurriﾐg ┘ithiﾐ/adjaIeﾐt to aケuatiI haHitats ふiﾐIludiﾐg 
ripariaﾐ haHitats aﾐd ┘etlaﾐdsぶ shall He Ioﾏpleted Het┘eeﾐ April 1 
aﾐd OItoHer ン1, if feasiHle, to a┗oid iﾏpaIts to seﾐsiti┗e aケuatiI 
speIies.  

 Pre‐IoﾐstruItioﾐ IlearaﾐIe sur┗eys shall He IoﾐduIted ┘ithiﾐ 1ヴ 
days of the start of IoﾐstruItioﾐ ふiﾐIludiﾐg stagiﾐg aﾐd ﾏoHilizatioﾐぶ 
Hy a Couﾐty‐appro┗ed Hiologist. The sur┗eys shall Io┗er the eﾐtire 
disturHaﾐIe footpriﾐt plus a ﾏiﾐiﾏuﾏ ヲヰヰ foot Huffer, if feasiHle, 
aﾐd shall ideﾐtify all speIial status aﾐiﾏal speIies that ﾏay oIIur 
oﾐ‐site. All ﾐoﾐ‐listed speIial status speIies shall He reloIated froﾏ 
the site either through direIt Iapture or through passi┗e e┝Ilusioﾐ 
ふe.g., AﾏeriIaﾐ Hadgerぶ. The results of the pre‐IoﾐstruItioﾐ sur┗ey 
shall He suHﾏitted to the Couﾐty aﾐd IoﾐstruItioﾐ shall ﾐot 
IoﾏﾏeﾐIe ┘ithout authorizatioﾐ froﾏ the Couﾐty. 
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 All projeIts oIIurriﾐg ┘ithiﾐ or adjaIeﾐt to seﾐsiti┗e haHitats that 
ﾏay support speIial status speIies shall ha┗e a Couﾐty‐appro┗ed 
Hiologist preseﾐt duriﾐg all iﾐitial grouﾐd disturHiﾐg/┗egetatioﾐ 
Ileariﾐg aIti┗ities. OﾐIe iﾐitial grouﾐd disturHiﾐg/┗egetatioﾐ Ileariﾐg 
aIti┗ities ha┗e Heeﾐ Ioﾏpleted, said Hiologist shall IoﾐduIt daily 
pre‐aIti┗ity IlearaﾐIe sur┗eys for Eﾐdaﾐgered/Threateﾐed speIies, 
as appropriate. Alterﾐati┗ely, said Hiologist ﾏay IoﾐduIt site 
iﾐspeItioﾐs at a ﾏiﾐiﾏuﾏ of oﾐIe per ┘eek to eﾐsure all presIriHed 
a┗oidaﾐIe aﾐd ﾏiﾐiﾏizatioﾐ ﾏeasures are Hegiﾐ fully iﾏpleﾏeﾐted. 

 No Eﾐdaﾐgered/Threateﾐed speIies shall He Iaptured aﾐd reloIated 
┘ithout e┝pressed perﾏissioﾐ froﾏ the CDFW aﾐd/or U“FW“. 

 If at aﾐy tiﾏe duriﾐg IoﾐstruItioﾐ of the projeIt aﾐ 
Eﾐdaﾐgered/Threateﾐed speIies eﾐters the IoﾐstruItioﾐ site or 
other┘ise ﾏay He iﾏpaIted Hy the projeIt, all projeIt aIti┗ities shall 
Iease. A CDFW/U“FW“‐appro┗ed Hiologist shall doIuﾏeﾐt the 
oIIurreﾐIe aﾐd Ioﾐsult ┘ith the CDFW aﾐd/or U“FW“ as 
appropriate. 

 All ┗ehiIle ﾏaiﾐteﾐaﾐIe/fueliﾐg/stagiﾐg shall oIIur ﾐot less thaﾐ 
1ヰヰ feet froﾏ aﾐy ripariaﾐ haHitat or ┘ater Hody. “uitaHle 
Ioﾐtaiﾐﾏeﾐt proIedures shall He iﾏpleﾏeﾐted to pre┗eﾐt spills. A 
ﾏiﾐiﾏuﾏ of oﾐe spill kit shall He a┗ailaHle at eaIh ┘ork loIatioﾐ 
ﾐear ripariaﾐ haHitat or ┘ater Hodies.  

 At the eﾐd of eaIh ┘ork day, e┝Ia┗atioﾐs shall He seIured ┘ith 
Io┗er or a raﾏp pro┗ided to pre┗eﾐt ┘ildlife eﾐtrapﾏeﾐt. 

 All treﾐIhes, pipes, Iul┗erts or siﾏilar struItures shall He iﾐspeIted 
for aﾐiﾏals prior to Huryiﾐg, Iappiﾐg, ﾏo┗iﾐg, or filliﾐg. 

 Upoﾐ Ioﾏpletioﾐ of the projeIt, a ケualified Hiologist shall prepare a 
Fiﾐal CoﾏpliaﾐIe report doIuﾏeﾐtiﾐg all IoﾏpliaﾐIe aIti┗ities 
iﾏpleﾏeﾐted for the projeIt, iﾐIludiﾐg the pre‐IoﾐstruItioﾐ sur┗ey 
results. The report shall He suHﾏitted to the Couﾐty ┘ithiﾐ ンヰ days 
of Ioﾏpletioﾐ of the projeIt. 

 If speIial status Hat speIies ﾏay He preseﾐt aﾐd iﾏpaIted Hy the 
projeIt, a ケualified Hiologist shall IoﾐduIt ┘ithiﾐ ンヰ days of the start 
of IoﾐstruItioﾐ preseﾐIe/aHseﾐIe sur┗eys for speIial status Hats iﾐ 
Ioﾐsultatioﾐ ┘ith the CDFW ┘here suitaHle roostiﾐg haHitat is 
preseﾐt. “ur┗eys shall He IoﾐduIted usiﾐg aIoustiI deteItors aﾐd Hy 
searIhiﾐg tree Ia┗ities, Ire┗iIes, struItures aﾐd other areas ┘here 
Hats ﾏay roost. If aIti┗e roosts are loIated, e┝Ilusioﾐ de┗iIes suIh 
as ﾐettiﾐg shall He iﾐstalled to disIourage Hats froﾏ oIIupyiﾐg the 
site. If a roost is deterﾏiﾐed Hy a ケualified Hiologist to He used Hy a 
large ﾐuﾏHer of Hats ふlarge hiHerﾐaIuluﾏぶ, Hat Ho┝es shall He 
iﾐstalled ﾐear the projeIt site. The ﾐuﾏHer of Hat Ho┝es iﾐstalled 
┘ill depeﾐd oﾐ the size of the hiHerﾐaIuluﾏ aﾐd shall He 
deterﾏiﾐed through Ioﾐsultatioﾐs ┘ith the CDFW. If a ﾏaterﾐity 
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Ioloﾐy has HeIoﾏe estaHlished, all IoﾐstruItioﾐ aIti┗ities shall He 
postpoﾐed ┘ithiﾐ a ヵヰヰ‐foot Huffer arouﾐd the ﾏaterﾐity Ioloﾐy 
uﾐtil it is deterﾏiﾐed Hy a ケualified Hiologist that the youﾐg ha┗e 
dispersed. If the ﾏaterﾐity Ioloﾐy Iaﾐﾐot He a┗oided, projeIts shall 
He redesigﾐed to a┗oid the Ioloﾐy. If redesigﾐ is ﾐot feasiHle the 
ﾏaterﾐity Ioloﾐy Iaﾐ oﾐly He reﾏo┗ed iﾐ Ioﾐsultatioﾐ ┘ith aﾐd 
authorizatioﾐ froﾏ the Couﾐty aﾐd CDFW. For “tate listed Hat 
speIies iﾐ additioﾐ, a ﾏaterﾐity Ioloﾐy Iaﾐ oﾐly He reﾏo┗ed if 
authorized Hy the CDFW aﾐd Io┗ered uﾐder aﾐ iﾐIideﾐtal take 
perﾏit. 

BIO‐1ふhぶ  Preconstruction Surveys for Nesting Birds. For IoﾐstruItioﾐ aIti┗ities oIIurriﾐg duriﾐg 
the ﾐestiﾐg seasoﾐ ふgeﾐerally FeHruary 1 to “epteﾏHer 1ヵぶ, sur┗eys for ﾐestiﾐg Hirds 
Io┗ered Hy the Califorﾐia Fish aﾐd Gaﾏe Code aﾐd the Migratory Bird Treaty AIt shall He 
IoﾐduIted Hy a Couﾐty‐appro┗ed Hiologist ﾐo ﾏore thaﾐ 1ヴ days prior to ┗egetatioﾐ 
reﾏo┗al. The sur┗eys shall iﾐIlude the eﾐtire segﾏeﾐt disturHaﾐIe area plus a ヵヰヰ‐foot 
Huffer arouﾐd the site. If aIti┗e ﾐests are loIated, all IoﾐstruItioﾐ ┘ork shall He 
IoﾐduIted outside a Huffer zoﾐe froﾏ the ﾐest to He deterﾏiﾐed Hy the ケualified 
Hiologist. The Huffer shall He a ﾏiﾐiﾏuﾏ of ヵヰ feet for ﾐoﾐ‐raptor Hird speIies aﾐd at 
least ンヰヰ feet for raptor speIies. Larger Huffers ﾏay He reケuired depeﾐdiﾐg upoﾐ the 
status of the ﾐest aﾐd the IoﾐstruItioﾐ aIti┗ities oIIurriﾐg iﾐ the ┗iIiﾐity of the ﾐest. The 
Huffer areaふsぶ shall He Ilosed to all IoﾐstruItioﾐ persoﾐﾐel aﾐd eケuipﾏeﾐt uﾐtil the 
adults aﾐd youﾐg are ﾐo loﾐger reliaﾐt oﾐ the ﾐest site. A Couﾐty‐appro┗ed Hiologist 
shall Ioﾐfirﾏ that Hreediﾐg/ﾐestiﾐg is Ioﾏpleted aﾐd youﾐg ha┗e fledged the ﾐest prior 
to reﾏo┗al of the Huffer. The results of the pre‐IoﾐstruItioﾐ sur┗ey shall He suHﾏitted 
to the Couﾐty aﾐd IoﾐstruItioﾐ shall ﾐot IoﾏﾏeﾐIe ┘ithout authorizatioﾐ froﾏ the 
Couﾐty. 

   

BIO‐1ふiぶ  Worker Environﾏental A┘areness Prograﾏ ふWEAPぶ. Prior to iﾐitiatioﾐ of 
IoﾐstruItioﾐ aIti┗ities ふiﾐIludiﾐg stagiﾐg aﾐd ﾏoHilizatioﾐぶ, all persoﾐﾐel 
assoIiated ┘ith projeIt IoﾐstruItioﾐ shall atteﾐd WEAP traiﾐiﾐg, IoﾐduIted Hy a 
Couﾐty‐appro┗ed Hiologist, to aid ┘orkers iﾐ reIogﾐiziﾐg speIial status 
resourIes that ﾏay oIIur iﾐ the projeIt area. The speIifiIs of this prograﾏ shall 
iﾐIlude ideﾐtifiIatioﾐ of the seﾐsiti┗e speIies aﾐd haHitats, a desIriptioﾐ of the 
regulatory status aﾐd geﾐeral eIologiIal IharaIteristiIs of seﾐsiti┗e resourIes, 
aﾐd re┗ie┘ of the liﾏits of IoﾐstruItioﾐ aﾐd ﾏitigatioﾐ ﾏeasures reケuired to 
reduIe iﾏpaIts to HiologiIal resourIes ┘ithiﾐ the ┘ork area. A faIt sheet 
Ioﾐ┗eyiﾐg this iﾐforﾏatioﾐ shall also He prepared for distriHutioﾐ to all 
IoﾐtraItors, their eﾏployers, aﾐd other persoﾐﾐel iﾐ┗ol┗ed ┘ith IoﾐstruItioﾐ of 
the projeIt. All eﾏployees shall sigﾐ a forﾏ doIuﾏeﾐtiﾐg pro┗ided Hy the traiﾐer 
iﾐdiIatiﾐg they ha┗e atteﾐded the WEAP aﾐd uﾐderstaﾐd the iﾐforﾏatioﾐ 
preseﾐted to theﾏ. The forﾏ shall He suHﾏitted to the Couﾐty to doIuﾏeﾐt 
IoﾏpliaﾐIe. 
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 BIO‐ヲ  San Joaケuin Kit Fo┝ふSJKFぶ HaHitat Mitigation. Prior to issuaﾐIe of 
IoﾐstruItioﾐ perﾏits, the appliIaﾐt shall ﾏitigate for the loss of “JKF haHitat 
Hased oﾐ the follo┘iﾐg ratios for the areas sho┘ﾐ iﾐ Figure ヴ.ヴ‐ヶ: Lo┘ ケuality 
“JKF haHitat ┘ithiﾐ De┗eloped‐UrHaﾐ areas: No ratio 

 De┗eloped‐Rural areas: 1:1 

 AgriIultural areas Iurreﾐtly iﾐ ┗iﾐeyard produItioﾐ: 1:1 

 AgriIultural forage produItioﾐ areas: ヲ:1  

 All other areas Ioﾐsistiﾐg of ﾏediuﾏ ケuality haHitat assoIiated ┘ith the “aliﾐas 
Ri┗er: ヲ:1  

 High ケuality haHitat: ヴ:1 
 

BIO‐ンふaぶ  Riparian SetHacks. Ne┘ de┗elopﾏeﾐt shall He setHaIk a ﾏiﾐiﾏuﾏ of ヲヵ feet froﾏ the 
uplaﾐd e┝teﾐt of the ┘illo┘‐Iottoﾐ┘ood ripariaﾐ forest assoIiated ┘ith the “aliﾐas Ri┗er 
aﾐd its triHutaries ┘ithiﾐ the Plaﾐ area, uﾐless a sﾏaller setHaIks is appro┗ed Hy the 
Califorﾐia Departﾏeﾐt of Fish aﾐd Wildlife ふCDFWぶ or the Uﾐited “tates Fish aﾐd Wildlife 
“er┗iIe ふU“FW . For disIretioﾐary laﾐd use perﾏits or laﾐd di┗isioﾐ appliIatioﾐ, larger 
setHaIks Iould He deterﾏiﾐed Hy the Couﾐty oﾐ a projeIt‐Hy‐projeIt Hasis, suIh as for 
oIIupied Huildiﾐgs, if deeﾏed appropriate. The  ripariaﾐ setHaIks do ﾐot apply to  lo┘ 
iﾏpaIt ふﾐoﾐ‐struIturalぶ features suIh as  trails.  

The uplaﾐd e┝teﾐt of the ripariaﾐ ┗egetatioﾐ shall He iﾐIluded oﾐ site plaﾐs, aﾐd He 
deterﾏiﾐed Hy a ケualified Hiologist, if ﾐeIessary. 

 

BIO‐ンふbぶ  Trail Developﾏeﾐt ‐ Sensitive Coﾏﾏunities Miniﾏization. To the ﾏa┝iﾏuﾏ e┝teﾐt 
feasiHle, trail de┗elopﾏeﾐt should He desigﾐed to a┗oid iﾏpaIts to ┘illo┘‐Iottoﾐ┘ood 
ripariaﾐ forest.  

   

BIO‐ンふcぶ  Trail Developﾏent ‐ Willo┘‐cotton┘ood Riparian Forest Restoration and Monitoring. 
If trail de┗elopﾏeﾐt, ﾐotaHly the proposed Airport Loop Trail aﾐd “aliﾐas Ri┗er Trail, 
Iaﾐﾐot a┗oid iﾏpaIts to this ┗egetatioﾐ Ioﾏﾏuﾐity, a Couﾐty‐appro┗ed Hiologist shall 
prepare a HaHitat Restoratioﾐ Plaﾐ iﾐ aIIordaﾐIe ┘ith the reケuireﾏeﾐts desIriHed iﾐ 
Mitigatioﾐ Measure BIO‐1ふeぶ of the CPU EIR. Coﾏpeﾐsatory ﾏitigatioﾐ ratios for this 
┗egetatioﾐ Ioﾏﾏuﾐity shall He a ﾏiﾐiﾏuﾏ of ヲ:1 ratio ふarea 
restored/Ireated/eﾐhaﾐIed: area lostぶ. Mitigatioﾐ for loss of or triﾏﾏiﾐg of trees shall 
He doﾐe aIIordiﾐg to the tree reﾏo┗al aﾐd triﾏﾏiﾐg staﾐdards set forth Hy the Couﾐty.  
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BIO‐4ふaぶ  Jurisdictional Delineation. If future trail de┗elopﾏeﾐt oIIurs ┘ithiﾐ or adjaIeﾐt to 
┘etlaﾐds, draiﾐages, ripariaﾐ haHitats, or other areas that ﾏay fall uﾐder the jurisdiItioﾐ 
of the CDFW, U“ACE, aﾐd/or RWQCB, a Couﾐty‐appro┗ed Hiologist shall Ioﾏplete a 
jurisdiItioﾐal deliﾐeatioﾐ. The jurisdiItioﾐal deliﾐeatioﾐ shall deterﾏiﾐe the e┝teﾐt of the 
jurisdiItioﾐ for eaIh of these ageﾐIies aﾐd shall He IoﾐduIted iﾐ aIIordaﾐIe ┘ith the 
reケuireﾏeﾐt set forth Hy eaIh ageﾐIy. The result shall He a preliﾏiﾐary jurisdiItioﾐal 
deliﾐeatioﾐ report that shall He suHﾏitted to the Couﾐty, U“ACE, RWQCB, aﾐd CDFW, as 
appropriate, for re┗ie┘ aﾐd appro┗al. 

   

BIO‐4ふbぶ  Jurisdictional Water and Wetlands Restored. IﾏpaIts to jurisdiItioﾐal ┘aters aﾐd 
┘etlaﾐds shall He ﾏitigated at a ﾏiﾐiﾏuﾏ ratio of ヲ:1 ふarea restored/Ireated/eﾐhaﾐIed: 
area lostぶ, ┘hiIh is typiIally the staﾐdard for the U“ACE aﾐd RWQCB; Hut it should He 
ﾐoted that these ageﾐIies Iould reケuest ﾏore ﾏitigatioﾐ duriﾐg the perﾏittiﾐg proIess. 
Furtherﾏore, the CDFW ﾏitigatioﾐ ratios typiIally raﾐge Het┘eeﾐ ン:1 aﾐd ヵ:1 for 
teﾏporary aﾐd perﾏaﾐeﾐt iﾏpaIts, respeIti┗ely. Mitigatioﾐ shall oIIur oﾐ‐site or as 
Ilose to the iﾏpaIted haHitat as possiHle. A ﾏitigatioﾐ aﾐd ﾏoﾐitoriﾐg plaﾐ shall He 
de┗eloped Hy a Couﾐty‐appro┗ed Hiologist iﾐ aIIordaﾐIe ┘ith the reケuireﾏeﾐts 
desIriHed iﾐ BIO‐1ふeぶ of the CPU EIR. 

   

   

BIO‐4ふcぶ  Construction Best Manageﾏents Practices During Construction. The follo┘iﾐg Hest 
ﾏaﾐageﾏeﾐt praItiIes shall He reケuired for de┗elopﾏeﾐt ┘ithiﾐ or adjaIeﾐt to 
jurisdiItioﾐal areas. 

 AIIess routes, stagiﾐg, aﾐd IoﾐstruItioﾐ areas shall He liﾏited to the ﾏiﾐiﾏuﾏ 
area ﾐeIessary to aIhie┗e the projeIt goal aﾐd ﾏiﾐiﾏize iﾏpaIts to other ┘aters 
iﾐIludiﾐg loIatiﾐg aIIess routes aﾐd IoﾐstruItioﾐ areas outside of jurisdiItioﾐal 
areas to the ﾏa┝iﾏuﾏ e┝teﾐt feasiHle. 

 To Ioﾐtrol sediﾏeﾐtatioﾐ duriﾐg aﾐd after projeIt iﾏpleﾏeﾐtatioﾐ, appropriate 
erosioﾐ Ioﾐtrol ﾏaterials shall He deployed to ﾏiﾐiﾏize ad┗erse effeIts oﾐ 
jurisdiItioﾐal areas iﾐ the ┗iIiﾐity of the projeIt.  

 ProjeIt aIti┗ities ┘ithiﾐ the jurisdiItioﾐal areas should oIIur duriﾐg the dry 
seasoﾐ ふtypiIally Het┘eeﾐ Juﾐe 1 aﾐd No┗eﾏHer 1ぶ iﾐ aﾐy gi┗eﾐ year to the 
e┝teﾐt praItiIaHle, or as other┘ise direIted Hy the regulatory ageﾐIies.  

 Duriﾐg IoﾐstruItioﾐ, ﾐo litter or IoﾐstruItioﾐ deHris shall He plaIed ┘ithiﾐ 
jurisdiItioﾐal areas. All suIh deHris aﾐd ┘aste shall He piIked up daily aﾐd 
properly disposed of at aﾐ appropriate site.  
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 All projeIt‐geﾐerated deHris, Huildiﾐg ﾏaterials, aﾐd ruHHish shall He reﾏo┗ed 
froﾏ jurisdiItioﾐal areas aﾐd froﾏ areas ┘here suIh ﾏaterials Iould He ┘ashed 
iﾐto theﾏ.  

 Ra┘ Ieﾏeﾐt, IoﾐIrete or ┘ashiﾐgs thereof, asphalt, paiﾐt or other Ioatiﾐg 
ﾏaterial, oil or other petroleuﾏ produIts, or aﾐy other suHstaﾐIes ┘hiIh Iould 
He hazardous to aケuatiI speIies resultiﾐg froﾏ projeIt‐related aIti┗ities, shall He 
pre┗eﾐted froﾏ Ioﾐtaﾏiﾐatiﾐg the soil aﾐd/or eﾐteriﾐg jurisdiItioﾐal areas. 

 All refueliﾐg, ﾏaiﾐteﾐaﾐIe, aﾐd stagiﾐg of eケuipﾏeﾐt aﾐd ┗ehiIles shall oIIur at 
least ヶヰ feet froﾏ Hodies of ┘ater ┘here possiHle, aﾐd iﾐ a loIatioﾐ ┘here a 
poteﾐtial spill ┘ould ﾐot draiﾐ direItly to┘ard aケuatiI haHitat ふe.g., oﾐ a slope 
that draiﾐs a┘ay froﾏ the ┘ater sourIeぶ. ReduIed distaﾐIes shall He appro┗ed 
Hy the Couﾐty. Prior to the oﾐset of ┘ork aIti┗ities, a plaﾐ ﾏust He iﾐ plaIe for 
proﾏpt aﾐd effeIti┗e respoﾐse to aﾐy aIIideﾐtal spills. All ┘orkers shall He 
iﾐforﾏed of the iﾏportaﾐIe of pre┗eﾐtiﾐg spills aﾐd of the appropriate 
ﾏeasures to take should aﾐ aIIideﾐtal spill oIIur. 

BIO‐5  Outdoor Lighting Design.  

Outdoor lightiﾐg shall He desigﾐed to He ﾏiﾐiﾏally disrupti┗e to ┘ildlife. This ﾏay He 
aIIoﾏplished through the use of hoods to direIt light a┘ay froﾏ ﾐatural haHitat, usiﾐg 
lo┘ iﾐteﾐsity lightiﾐg, aﾐd usiﾐg a fe┘ lights as ﾐeIessary to aIhie┗e the goals of the 
projeIt. 

BIO‐6  Tree Protection. If it is deterﾏiﾐed that IoﾐstruItioﾐ ﾏay iﾏpaIt trees proteIted Hy 
Couﾐty, the appliIaﾐt shall proIure all ﾐeIessary tree reﾏo┗al perﾏits. Trees proteIted 
Hy the Couﾐty iﾐIlude aﾐy e┝istiﾐg trees ┘ithiﾐ urHaﾐ or ┗illage reser┗e liﾐes ┘ith the 
e┝Ieptioﾐ of those stated iﾐ “eItioﾐ ヲヲ.ヵヶ.ヰヲヰ.A of the Laﾐd Use OrdiﾐaﾐIe. A tree 
proteItioﾐ plaﾐ shall He de┗eloped Hy a Iertified arHorist as appropriate aﾐd iﾐ 
IoﾐforﾏaﾐIe ┘ith Couﾐty staﾐdards regardiﾐg oak proteItioﾐ. The plaﾐ shall iﾐIlude, 
Hut ┘ould ﾐot He liﾏited to, aﾐ iﾐ┗eﾐtory of trees to ┘ithiﾐ the IoﾐstruItioﾐ site, 
setHaIks froﾏ trees aﾐd proteIti┗e feﾐIiﾐg, restriItioﾐs regardiﾐg gradiﾐg aﾐd pa┗iﾐg 
ﾐear trees, direItioﾐ regardiﾐg pruﾐiﾐg aﾐd diggiﾐg ┘ithiﾐ root zoﾐe of trees, aﾐd 
reケuireﾏeﾐts for replaIeﾏeﾐt aﾐd ﾏaiﾐteﾐaﾐIe of trees. If proteIted trees ┘ill He 
reﾏo┗ed, replaIeﾏeﾐt tree plaﾐtiﾐgs of like speIies iﾐ aIIordaﾐIe ┘ith Couﾐty 
staﾐdards. If a proteIted tree shall He eﾐIroaIhed upoﾐ Hut ﾐot reﾏo┗ed, a Iertified 
arHorist shall He preseﾐt to o┗ersee all triﾏﾏiﾐg of roots aﾐd HraﾐIhes. 

  Plaﾐ Reケuireﾏeﾐts aﾐd Tiﾏiﾐg. The Plaﾐﾐiﾐg aﾐd Buildiﾐg Departﾏeﾐt shall add the 
reIoﾏﾏeﾐded laﾐguage to the CPU prior to Plaﾐ adoptioﾐ. 

  Moﾐitoriﾐg. Plaﾐﾐiﾐg aﾐd Buildiﾐg shall eﾐsure that the aHo┗e laﾐguage is iﾐIluded iﾐ 
the CPU prior to adoptiﾐg the Plaﾐ. 

CR‐1ふaぶ  Cultural Resource Protection. Where Iultural resourIes ha┗e Heeﾐ ideﾐtified aﾐd 
preser┗atioﾐ is ﾐot feasiHle, the sigﾐifiIaﾐIe of eaIh resourIe shall He e┗aluated 
aIIordiﾐg to Iurreﾐt professioﾐal staﾐdards aﾐd appropriate ﾏitigatioﾐ ﾏeasures shall 
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He iﾏpleﾏeﾐted prior to Couﾐty appro┗al of aﾐy de┗elopﾏeﾐt. Mitigatioﾐ ﾏay iﾐIlude, 
Hut ﾐot He liﾏited to, data reIo┗ery aﾐd graphiI doIuﾏeﾐtatioﾐ ふphotographs, 
dra┘iﾐgs, etI.ぶ. 

CR‐1ふaぶ  Historical Resource Protection, Discretionary Projects.  For disIretioﾐary laﾐd use 
perﾏits aﾐd laﾐd di┗isioﾐ appliIatioﾐs iﾐ┗ol┗iﾐg historiIal resourIes, alteratioﾐs aﾐd/or 
the adapti┗e reuse of historiIal resourIes shall Ioﾐforﾏ to the “eIretary of the Iﾐterior’s 
“taﾐdards, or iﾏpleﾏeﾐt other feasiHle ﾏitigatioﾐ ﾏeasures suIh that sigﾐifiIaﾐt 
ad┗erse iﾏpaIts oﾐ historiI resourIes ┘ill He reduIed or a┗oided. 

  

CR‐1ふbぶ  Historical Resource Protection. At the tiﾏe of appliIatioﾐ for disIretioﾐary laﾐd use 
perﾏits, suHdi┗isioﾐs, or IoﾐstruItioﾐ or deﾏolitioﾐ perﾏits that iﾐ┗ol┗e the deﾏolitioﾐ, 
suHstaﾐtial alteratioﾐ,  or reloIatioﾐ of Huildiﾐgs or struItures that ┘ere ideﾐtified iﾐ the 
HistoriI ResourIes Iﾐ┗eﾐtory fouﾐd iﾐ Appeﾐdi┝ X, the appliIaﾐt shall retaiﾐ a historiaﾐ 
or arIhiteItural historiaﾐ ┘ho ﾏeets the “eIretary of Iﾐterior’s Professioﾐal 
QualifiIatioﾐs “taﾐdards to doIuﾏeﾐt aﾐd e┗aluate the historiIal sigﾐifiIaﾐIe of the 
affeIted Huildiﾐgs or struItures. If suIh doIuﾏeﾐtatioﾐ aﾐd e┗aluatioﾐ iﾐdiIates that the 
Huildiﾐg or struIture ケualifies as a sigﾐifiIaﾐt historiIal resourIe, further doIuﾏeﾐtatioﾐ 
to reduIe iﾏpaIts to the historiIal resourIe shall He pro┗ided, iﾐIludiﾐg Hut ﾐot liﾏited 
to arIhi┗al ケuality photographs, ﾏeasured dra┘iﾐgs, oral histories, iﾐterpreti┗e sigﾐage, 
aﾐd/or other ﾏeasures. 

    

CR‐ヲふaぶ  Archeological Resource Protection, Discretionary Projects. At the tiﾏe of appliIatioﾐ for 
disIretioﾐary laﾐd use perﾏits or laﾐd di┗isioﾐ appliIatioﾐs that ┘ill iﾐ┗ol┗e aﾐy gradiﾐg, 
treﾐIhiﾐg, or other grouﾐd disturHaﾐIe, the appliIaﾐt shall retaiﾐ a Couﾐty ケualified 
Registered Professioﾐal ArIhaeologist to Ioﾏplete a Phase 1 arIhaeologiIal iﾐ┗eﾐtory of 
the projeIt site. Iﾐ additioﾐ to the surfaIe sur┗ey, the iﾐ┗eﾐtory shall iﾐIlude suffiIieﾐt 
HaIkgrouﾐd arIhi┗al researIh aﾐd field saﾏpliﾐg to deterﾏiﾐe ┘hether suHsurfaIe 
prehistoriI or historiI reﾏaiﾐs ﾏay He preseﾐt.  

Aﾐy prehistoriI or historiI arIhaeologiIal reﾏaiﾐs so ideﾐtified shall He e┗aluated for 
sigﾐifiIaﾐIe aﾐd eligiHility to the Califorﾐia Register of HistoriI ResourIes ふCRHRぶ. Phase 
ヲ e┗aluatioﾐ shall iﾐIlude aﾐy ﾐeIessary arIhi┗al researIh to ideﾐtify sigﾐifiIaﾐt 
historiIal assoIiatioﾐs as ┘ell as ﾏappiﾐg of surfaIe artifaIts, IolleItioﾐ of fuﾐItioﾐally 
or teﾏporally diagﾐostiI tools aﾐd deHris, aﾐd e┝Ia┗atioﾐ of a saﾏple of the Iultural 
deposit to IharaIterize the ﾐature of the sites, defiﾐe the artifaIt aﾐd feature Ioﾐteﾐts, 
deterﾏiﾐe horizoﾐtal Houﾐdaries aﾐd depth Helo┘ surfaIe, aﾐd retrie┗e represeﾐtati┗e 
saﾏples of artifaIts aﾐd other reﾏaiﾐs. Aﾐy e┝Ia┗atioﾐ at Nati┗e AﾏeriIaﾐ sites shall He 
ﾏoﾐitored Hy a triHal represeﾐtati┗e. Cultural ﾏaterials IolleIted froﾏ the sites shall He 
proIessed aﾐd aﾐalyzed iﾐ the laHoratory aIIordiﾐg to staﾐdard arIhaeologiIal 
proIedures. The results of the iﾐ┗estigatioﾐs shall He preseﾐted iﾐ a teIhﾐiIal report 
follo┘iﾐg the staﾐdards of the Califorﾐia OffiIe of HistoriI Preser┗atioﾐ puHliIatioﾐ 
さArIhaeologiIal ResourIe Maﾐageﾏeﾐt Reports: ReIoﾏﾏeﾐded Coﾐteﾐt aﾐd Forﾏat 
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ふ1ΓΓヰ or latest editioﾐぶざ. Upoﾐ Ioﾏpletioﾐ of the ┘ork, all artifaIts, other Iultural 
reﾏaiﾐs, reIords, photographs, aﾐd other doIuﾏeﾐtatioﾐ shall He Iurated at the 
Repository for ArIhaeologiIal aﾐd EthﾐographiI ColleItioﾐs of the Uﾐi┗ersity of 
Califorﾐia, “aﾐta BarHara, or aﾐother faIility appro┗ed Hy the Eﾐ┗iroﾐﾏeﾐtal 
Coordiﾐator.  

If aﾐy of the resourIes ﾏeet CRHR sigﾐifiIaﾐIe staﾐdards, theﾐ all feasiHle 
reIoﾏﾏeﾐdatioﾐs for ﾏitigatioﾐ of arIhaeologiIal iﾏpaIts shall He iﾐIorporated iﾐto 
the fiﾐal desigﾐ aﾐd aﾐy perﾏits issued for de┗elopﾏeﾐt. Aﾐy ﾐeIessary data reIo┗ery 
e┝Ia┗atioﾐ shall He Iarried out Hy a Couﾐty ケualified Registered Professioﾐal 
ArIhaeologist aIIordiﾐg to a researIh desigﾐ re┗ie┘ed aﾐd appro┗ed Hy the Couﾐty 
Eﾐ┗iroﾐﾏeﾐtal Coordiﾐator prepared iﾐ ad┗aﾐIe of field┘ork aﾐd usiﾐg appropriate 
arIhaeologiIal field aﾐd laHoratory ﾏethods Ioﾐsisteﾐt ┘ith the Califorﾐia OffiIe of 
HistoriI Preser┗atioﾐ Plaﾐﾐiﾐg Bulletiﾐ ヵ ふ1ΓΓ1ぶ, Guideliﾐes for ArIhaeologiIal ResearIh 
Desigﾐ, or the latest editioﾐ thereof.  

CR‐ヲふbぶ   

CR‐ン  Paleontological Resource Construction Monitoring. E┝Ia┗atioﾐs that ┘ill e┝Ieedfi┗e 
feet iﾐ depth iﾐ areas sho┘ﾐ iﾐ Figure X‐X shall He ﾏoﾐitored Hy a ケualified 
paleoﾐtologiIal ﾏoﾐitor. The freケueﾐIy of ﾏoﾐitoriﾐg shall He deterﾏiﾐed Hy the 
paleoﾐtologist.  If ﾐo fossils are oHser┗ed duriﾐg the first ヵヰ perIeﾐt of e┝Ia┗atioﾐs that 
e┝Ieed three feet iﾐ depth, or if the paleoﾐtologists Iaﾐ deterﾏiﾐe that e┝Ia┗atioﾐs are 
ﾐot disturHiﾐg PleistoIeﾐe or PlioIeﾐe aged sediﾏeﾐts, theﾐ the freケueﾐIy of 
ﾏoﾐitoriﾐg ﾏay at the disIretioﾐ of the paleoﾐtologist. 

Fossil Salvage. If fossils are disIo┗ered, theﾐ ┘ork shall He stopped to allo┘ a ケualified 
paleoﾐtologist to reIo┗er the fossils. OﾐIe sal┗aged, fossils shall He ideﾐtified to the 
lo┘est possiHle ta┝oﾐoﾏiI le┗el, prepared to a Iuratioﾐ‐ready Ioﾐditioﾐ aﾐd Iurated iﾐ a 
sIieﾐtifiI iﾐstitutioﾐ ┘ith a perﾏaﾐeﾐt paleoﾐtologiIal IolleItioﾐ, aloﾐg ┘ith all 
pertiﾐeﾐt field ﾐotes, photos, data, aﾐd ﾏaps.  

HA)‐ン  Soil Saﾏpling and Reﾏediation, Application Content. For the first disIretioﾐary laﾐd 
use perﾏit or laﾐd di┗isioﾐ appliIatioﾐ for urHaﾐ de┗elopﾏeﾐt oﾐ the Iﾐdiaﾐ Valley Road 
site as sho┘ﾐ iﾐ Figure ン‐M, the appliIaﾐt shall suHﾏit a Ioﾐtaﾏiﾐated soil assessﾏeﾐt. 
“oil saﾏples shall He IolleIted uﾐder the super┗isioﾐ of a professioﾐal geologist or 
professioﾐal Ii┗il eﾐgiﾐeer to deterﾏiﾐe the preseﾐIe or aHseﾐIe of Ioﾐtaﾏiﾐated soil 
oﾐ the site.  “oil aﾐalysis aﾐd saﾏpliﾐg deﾐsity shall He iﾐ aIIordaﾐIe ┘ith guidaﾐIe 
froﾏ “aﾐ Luis OHispo Couﾐty Eﾐ┗iroﾐﾏeﾐtal Health “er┗iIes. If soil saﾏpliﾐg iﾐdiIates 
the preseﾐIe of pestiIides e┝Ieediﾐg appliIaHle eﾐ┗iroﾐﾏeﾐtal sIreeﾐiﾐg le┗els, the soil 
assessﾏeﾐt shall ideﾐtify the ┗oluﾏe of Ioﾐtaﾏiﾐated soil to He e┝Ia┗ated.  

If IoﾐIeﾐtratioﾐs of Ioﾐtaﾏiﾐaﾐts ┘arraﾐt reﾏediatioﾐ, Ioﾐtaﾏiﾐated ﾏaterials shall He 
reﾏediated prior to gradiﾐg aﾐd IoﾐstruItioﾐ aIti┗ities, aﾐd aﾐ Eﾐ┗iroﾐﾏeﾐtal “ite 
Assessﾏeﾐt shall He prepared. The reﾏediatioﾐ prograﾏ shall also He appro┗ed Hy a 
regulatory o┗ersight ageﾐIy, suIh as the Couﾐty Eﾐ┗iroﾐﾏeﾐtal Health “er┗iIes, the 
Regioﾐal Water Quality Coﾐtrol Board, or the Departﾏeﾐt of To┝iI “uHstaﾐIes Coﾐtrol.  
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HA)‐5  Preliﾏinary Endangerﾏent Assessﾏent, Application Content. Due to the Ileaﾐup status 
aﾐd the poteﾐtial preseﾐIe of uﾐkﾐo┘ﾐ Ioﾐtaﾏiﾐaﾐts of IoﾐIerﾐ assoIiated ┘ith the 
“aﾐ Miguel ReI “ite aﾐd “aﾐ Miguel War Housiﾐg ProjeIt Ileaﾐup sites ふas sho┘ﾐ oﾐ 
Figure X.Xぶ, appliIaﾐts for Huildiﾐg plaﾐs or gradiﾐg perﾏits for de┗elopﾏeﾐt ┘ithiﾐ ヵヰヰ 
feet of these sites shall iﾐIlude a Preliﾏiﾐary Eﾐdaﾐgerﾏeﾐt Assessﾏeﾐt ふPEAぶ or 
eケui┗aleﾐt. The e┗aluatioﾐ shall iﾐIlude a deterﾏiﾐatioﾐ of ┘hether ﾐo further aItioﾐ, 
reﾏo┗al, reﾏedial aItioﾐ, or further e┝teﾐsi┗e iﾐ┗estigatioﾐ of the site is ﾐeIessary.  
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HWQ‐ヲ  Post‐Construction Storﾏ┘ater Manageﾏent Special Circuﾏstances Prograﾏ. Prepare a 
Ioﾏﾏuﾐity┘ide or ﾐeighHorhood‐┘ide storﾏ┘ater ﾏaﾐageﾏeﾐt plaﾐふsぶ that ┘ould 
pro┗ide aﾐ aIIeptaHle alterﾐati┗e to iﾐdi┗idual storﾏ┘ater ﾏaﾐageﾏeﾐt plaﾐs ┘ithiﾐ 
the desIriHed areaふsぶ. This Iould He iﾐ IoﾐjuﾐItioﾐ ┘ith aﾐ update to the “aﾐ Miguel 
Ioﾏﾏuﾐity Draiﾐage Plaﾐ, aﾐd should He appro┗ed Hy the Regioﾐal Water Quality 
Coﾐtrol Board as aﾐ aIIeptaHle ┘atershed or regioﾐal draiﾐage plaﾐ for purposes of 
post‐IoﾐstruItioﾐ storﾏ┘ater ﾏaﾐageﾏeﾐt. 

‐N‐1  Noise and ViHration Reduction Plan. ProjeIts that involve grading, deﾏolition, and/or 
IonstruItion on lots adjaIent to oIIupied residential struItures shall iﾏpleﾏent the 
follo┘ing noise and viHration ﾏeasures, ┘here feasiHle and praItiIaHle to ﾏiniﾏize 
adverse iﾏpaIts to sensitive reIeptors  froﾏ IonstruItion related noise: 

a. “hield espeIially loud pieIes of statioﾐary IoﾐstruItioﾐ eケuipﾏeﾐt;  
b. LoIate portaHle geﾐerators, air Ioﾏpressors, etI. a┘ay froﾏ seﾐsiti┗e ﾐoise 

reIeptors; aﾐd 
c. Liﾏit groupiﾐg ﾏajor pieIes of eケuipﾏeﾐt operatiﾐg iﾐ oﾐe area to the greatest 

e┝teﾐt feasiHle. 

N‐ヲ  Noise Study, Discretionary Projects. For discretioﾐary laﾐd use perﾏits or laﾐd divisioﾐ 
applicatioﾐs where ﾐe┘ de┗elopﾏeﾐt ┘ould He loIated adjaIeﾐt to e┝istiﾐg resideﾐtial 
uses, a site speIifiI ﾐoise study should He IoﾐduIted to deﾏoﾐstrate IoﾏpliaﾐIe ┘ith 
the Couﾐty ﾐoise staﾐdards iﾐ the Laﾐd Use OrdiﾐaﾐIe ふ“eItioﾐ ヲヲ.1ヰ.1ヲヰぶ. For this 
seItioﾐ, さadjaIeﾐtざ iﾐIludes properties iﾏﾏediately Horderiﾐg the e┝istiﾐg use ┘here 
the e┝istiﾐg struItures are ┘ithiﾐ ヵヰ feet of the projeIt site. This study shall deterﾏiﾐe 
the area of iﾏpaIt aﾐd preseﾐt appropriate ﾏitigatioﾐ ﾏeasures.  

N‐ン  E┝terior Noise Reduction. Proposed resideﾐtial de┗elopﾏeﾐt ┘ithiﾐ 18ヰ feet of the 
UPRR traIk shall He desigﾐed so that e┝terior use areas are shielded Hy ┘alls or Huildiﾐgs 
to the e┝teﾐt feasiHle, iﾐ order to reduIe e┝terior ﾐoise le┗els Helo┘ the ヶヰ dBA Ldﾐ 
e┝terior threshold. Iﾐterior li┗iﾐg spaIes shall Ioﾏply ┘ith the iﾐterior ヴヵ dBA Ldﾐ 
staﾐdard. 

   

REC‐1  Plaﾐ for Parklaﾐd Dedicatioﾐ iﾐ Areas where the Urbaﾐ Reserve Liﾐe is E┝paﾐded.  

Ideﾐtify suitaHle laﾐd for Ioﾏﾏuﾐity aﾐd ﾐeighHorhood parklaﾐd ┘heﾐ the UrHaﾐ 
Reser┗e Liﾐe is e┝paﾐded. 
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Executive Summary – Strategic Overview 
 

Figure 1 below summarizes the strategic overview of a framework by which tourism and other aspects 

of the job base can expand in San Miguel. The chart encapsulates the following concepts and primary 

elements of the strategic framework.  

• A comprehensive range of actions, encompassing at a minimum infrastructure 

development, property (land and building) improvement programs, community promotion, 

and development coordination based on economic development principles will most likely 

be required for San Miguel to achieve economic development success. 

• Positive development effects will come from a number of influences. 

• In executing the strategic plan, rather than attempting to do everything at once, it might be 

preferable to leverage one or a limited number of the strongest assets to generate 

ﾏoﾏeﾐtuﾏ foヴ gヴo┘th, aﾐd ha┗e Iaヴefull┞ pヴioヴitized さthヴesholdsざ at ┘hiIh otheヴ stヴategiI 
actions from the plan would begin implementation. 

 

The following general strategic concepts also supplement the diagram on Figure 1. 

• Capacity for commercial/industrial development: Implement re-zonings to expand sites for 

local and regional commercial use, including existing vacant and, selectively, existing 

developed areas that a) are in need of revitalization, b) could serve as commercial 

development locations and c) are suitable for potential use change. Projected demand for 

Office and Industrial space over the projection period (to 2035) is modest, approximately 

7,000 and 29,000 square feet, respectively, which could be accommodated in less than 4 

acres. These estimates should be considered a conservative minimum (see discussion in 

Section G.2).  

• Fiber optics: Consider alternative public-private partnership arrangements to expedite the 

spread and upgrade of broadband. Some of these efforts can be as simple as notifying 

broadband suppliers of plans to dig a trench for some other utility, at which point they could 

opt to participate in the trench, at a lower cost than a dedicated trench for their line. There 

are also models elsewhere in the country where the public role has been more proactive. 

• General tourism support: Investigate the potential by which tourism marketing, currently 

handled within the County by the San Luis Obispo Chamber of Commerce and the Visitors 

and Conference Bureau, can be structured to properly position San Miguel within the larger 

region, including the notion that the Ioﾏﾏuﾐit┞ is a さgate┘a┞ざ fヴoﾏ the ﾐoヴth, shaヴes many 

assets with the County generally, and is an emerging wine region.  
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• General marketing: Integrate economic development marketing and tourism marketing, 

positioning the enhanced community (by virtue of other strategies) as a unique business 

environment, to specific targeted industries as discussed elsewhere in this document 

(Chapter G), namel┞ the taヴgets of さuﾐiケuel┞ “LO Couﾐt┞,ざ Huildiﾐg desigﾐ aﾐd IoﾐstヴuItioﾐ, 
specialized manufacturing, and knowledge and innovation services. 

• Expand population: encourage the development of additional housing in San Miguel, so that 

the community can benefit from a more diverse population while increasing its threshold for 

additional goods and services. 

• Infrastructure: Implement existing infrastructure plans that support development of the 

community. Note: In order to effectively promote San Miguel as an integral component of 

regional agriculture and tourism, the emerging wine industry and the revitalization of the 

Mission Street corridor, investments are required in the Ioﾏﾏuﾐit┞げs water and sewer 

infrastructure. Following discussions with local officials, these upgrades may be 

implemented in a cost-effective incremental manner. 

• Community design and enhancement: Establish and administer programs for facility 

improvements through some form of public support. Consider tying such programs to 

publicly supported streetscape improvements that can enhance the pedestrian experience 

in the community. 

• Leverage the wine industry momentum, e.g. winery and land acquisitions by Gallo, overall 

increase in vineyard development, by encouraging vintners to create (initially) a small 

number of wine tasting rooms in San Miguel, creating a cluster of activity in San Miguel to 

attract new complementary development to the area.   

• Lessons from case study communities: 1) Investigate the potential for and desirability of 

promoting San Miguel as a residential choice for seniors; 2) investigate the practicality of 

giving special consideration to San Miguel as a focus for entrepreneurial training and small 

business development. 
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A. Introduction 
 

This study supplements a wide range of planning exercises within San Luis Obispo County that relate, 

either directly or indirectly, to San Miguel. The community encompasses a number of challenges and 

opportunities that also relate back to San Luis Obispo County as a whole. That is, the opportunities in 

the community are similar to those of the County as a whole, and some of the challenges it faces are a 

direct result of its geographic location. Challenges and opportunities can be intertwined. For example, 

the community's historic base creates an interesting experience but also imposes the necessity for 

diligent maintenance as well as preservation. From its location at the fringe of the county and Paso 

Robles urbanization, San Miguel is subject to being relegated to a bedroom community, and a low-cost 

one at that, given its supply of older homes. For these and other reasons, this study takes a 

comprehensive view of San Miguel and its surrounding area, and includes both an assessment of 

conditions in and around the community and a review of case study communities with both similarities 

and differences that apply to San Miguel, for comparison purposes.  

 

In this report, the Executive Summary of strategic recommendations appears at the front of the 

document, followed by this introduction, a discussion of present economic conditions and strengths, 

weaknesses, opportunities and constraints that apply to the community, a discussion of case study 

communities, a market analysis for retail and office and industrial uses, an analysis of the wine industry 

as it applies to San Miguel, and finally an overview of topics relating to the strategic direction from 

which the Executive Summary was derived.  
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B. Present Economic Conditions, Strengths, 

Weaknesses, Opportunities, and Constraints 

B.1. Historic setting for present economic conditions 

Although San Miguel can trace its origins back to the founding of the Mission, commercial development 

in the community was later heavily influenced by the demand generated by large (as large as 45,000) 

tヴoop Ioﾐtiﾐgeﾐts at Caﾏp ‘oHeヴts. The Caﾏpげs ﾏissioﾐ ┘as gヴeatl┞ Iuヴtailed iﾐ the ヱΓ5ヰs, Husiﾐesses 
closed or coped with reduced patronage, and no meaningful re-development of the commercial activity 

has ensued in the intervening years. The modest size of the remaining population from that period of 

downsizing, the minimal population growth that has occurred, and the fact that residents can readily 

meet their everyday shopping needs in nearby Paso Robles, have all contributed to an essentially 

stagnated commercial environment for the community, including substantial retail leakage. 

 

Quantitative indicators of economic conditions are shown on Table B-1. The table shows that San 

Miguelげs uﾐeﾏplo┞ﾏeﾐt ヴate is ﾏuIh higheヴ thaﾐ the stateげs ふHased on this particular source). San 

Miguel differs from the state as a whole in having a greater proportion of the population engaged in 

agriIultuヴe, IoﾐstヴuItioﾐ, aﾐd さotheヴ seヴ┗iIes,ざ aﾐd a lo┘eヴ pヴopoヴtioﾐ iﾐ fiﾐaﾐIe, iﾐfoヴﾏatioﾐ, aﾐd 
wholesale trade. San Miguel residents have a lower median household income, fewer retirement-age 

people, and a much higher percentage of the population in poverty, compared to the state. 

  

Attachment 2 - San Miguel Community Plan Update - 

Planning Commission Recommended Changes

344 of 445



 

Present Economic Conditions, Strengths, Weaknesses, Opportunities, and Constraints 

 

 

San Miguel Community Plan – Economic Strategy | The Natelson Dale Group, Inc.        6 

 

Table B-1. Selected Economic/Demographic Data 

Economic Variable California 
San Miguel 

CDP 

Employment Status 

  % in labor force 64.7% 72.3% 

% Unemployed 5.8% 10.0% 

Class of Worker 

  Civilian employed population 16 years +    16,632,466           1,116  

Private wage and salary workers    12,729,790              910  

Government workers      2,425,341              120  

% government workers 14.6% 10.8% 

Self-employed in own not incorporated business workers      1,444,135                86  

% self-employed 8.7% 7.7% 

Commuting (1) 

  Mean travel time to work (minutes)               26.9             17.5  

Employment by Industry (residents) 

  Civilian employed population 16 years +    16,632,466           1,116  

 Agriculture, forestry, mining, etc.  2.1% 6.27% 

 Construction  7.0% 18.10% 

 Manufacturing  10.3% 12.81% 

 Wholesale trade  3.4% 0.00% 

 Retail trade  11.0% 13.71% 

 Transportation and warehousing, and utilities  4.7% 4.75% 

 Information  3.0% 0.45% 

 Finance and insurance, and real estate and rental and leasing  7.0% 0.99% 

 Professional, scientific, and management, and administrative etc.  12.2% 10.57% 

 Educational services, and health care and social assistance  20.1% 6.27% 

 Arts, entertainment, and recreation, and accommodation and food svcs.  9.2% 10.48% 

 Other services, except public admin.  5.2% 14.16% 

 Public administration  4.6% 1.43% 

Income and Benefits (in 2010 inflation-adjusted dollars) 

Median Household Income $60,883 $42,176 

With Social Security (households) 

       

2,976,629                     69  

% with Social Security 24.0% 9.0% 

Percentage of Families and People Whose Income in the Past 12 Months is Below the Poverty Level 

% of all families 10.2% 25.0% 

Source:  U.S. Census Bureau, 2006-2010 American Community Survey. 
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Table B-2, below, summarizes Strengths, Weaknesses, Opportunities, and Constraints in San Miguel, and 

identifies some of the key strategic implications of those conditions. Much of the material in the table 

comes from the sources listed below the table. Bracketed abbreviated identifiers in the table refer back 

to these sources. Unless so noted, comments in the table are from TNDG, with the contributions of Tom 

Pitts, Wine Industry Consultant, noted specifically. 
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Table B-2. Summary of Strengths, Weaknesses, Opportunities, and Constraints in  

San Miguel 

Underlying Condition S  W O C* Strategic Implications 

Present Economic Conditions   

Camp Roberts, directly accessible from San Miguel, is 

currently experiencing major reinvestment for expanded 

capabilities. The Camp is preparing for a major demolition 

program to remove some 250 buildings along the highway. 

Contracts have been let for a total of $20 - $30 million worth 

of new infrastructure projects, including water, sewer, and 

fiber optic systems. Camp Roberts has been designated as a 

ﾐatioﾐal けpヴe-ﾏoHilizatioﾐげ site. While the ﾐuﾏHeヴ of tヴaiﾐees 
varies, 650 people work on post every day. As a National 

Guard training facility, the post is not allowed to build on-

post housing for permanent staff and training crews. 

Similarly, they do not have, nor can they build, an on-site 

commissary for their staff or trainees.  

S 

From the standpoint of tourism and potential growth, Camp Roberts 

has exposed many people, particularly California citizens, to San 

Miguel and the region, and will continue to do so. The Camp 

provides ID cards and services for military retirees, who are attracted 

to the area for those reasons. The component of market demand 

represented by the staff, trainees, and retirees should be 

incorporated into marketing materials, as well as the lack of on-site 

facilities at the Camp. 

 S 

People who have trained at Camp Roberts can be a source of new 

residents 

 

Limited population size of the community, plus easy access to 

Paso Robles, mean that sufficient population thresholds for 

local-serving commercial development are difficult to achieve  

C 

New housing should be encouraged, with expanded diversity and 

choice [Moresco, Salinas River Plan (also for residential notes 

below)] 

 S 
The Residential Suburban category can take advantage of natural 

constraints and add diversity to housing options  

 C 

In the Residential Single Family category, in which older, moderately 

priced housing tends to occur, incompatible land uses need to be 

phased out  

Attachment 2 - San Miguel Community Plan Update - 

Planning Commission Recommended Changes

347 of 445



 

Present Economic Conditions, Strengths, Weaknesses, Opportunities, and Constraints 

 

 

San Miguel Community Plan – Economic Strategy | The Natelson Dale Group, Inc.        9 

 

Underlying Condition S  W O C* Strategic Implications 

 S 

New retail/local service development should take into account 

potential from the larger trade area outside the community, plus 

tourists and other travelers 

Some vacant land is available for new development S 
Limited assets must be nurtured through careful planning, site plan 

approval, etc. 

 O, C 

Areas with good access from The 10th Street-Highway 101 

interchange should develop with attractive visitor-serving uses that 

do not detract from community- and visitor-serving uses in the 

central business district [Salinas River Plan] 

Some historic buildings, residential and commercial, suffer 

from neglect, which age intensifies. Many commercial 

buildings are vacant, and may not be economically adaptable 

to new uses, even if a market could be established  [Design 

Plan] 

C 

The area should be improved by using compatible architectural 

treatments, signing and landscaping to create a desired community 

theme consistent with San Miguel's historic character [Salinas River 

Plan] 

An existing fiber optic cable parallels the railroad line in San 

Miguel 
O 

While over 90% of all citizens and businesses in SLO County have the 

ability to access broadband services, expansion of service (both 

geographically and in terms of speed) by private providers is slow, 

apparently based on overall feasibility, [memo from SLO County 

General Services]. To the extent this is true and persists, San Miguel 

would have to be considered a marginal area for expanded 

penetration, based solely on density of commercial/industrial 

development.  See note 1.  

While SLO County residents and businesses receive 

broadband services that are slightly better than most 

Americans, the nation as a whole lags other countries in the 

quality (speed) of service [memo from SLO County General 

Services] 

C, O 

A proactive approach to expanding/upgrading broadband service, 

which would likely involve a public-private partnership (see above), 

Iould seﾐd a stヴoﾐg ﾏessage aHout “LO Couﾐt┞げs Ioﾏﾏitﾏeﾐt to 
economic development. The extent to which this could spill over to 

San Miguel is questionable, otheヴ thaﾐ the possiHilit┞ foヴ さtヴiIkle 
do┘ﾐざ effeIts, if otheヴ paヴts of the Couﾐt┞ e┝peヴieﾐIe stヴoﾐg gヴo┘th 
in broadband business users. 
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Underlying Condition S  W O C* Strategic Implications 

 O 

Public-private partnerships can be used to expedite the spread and 

upgrade of broadband. Some of these efforts can be as simple as 

notifying broadband suppliers of plans to dig a trench for some other 

utility, at which point they could opt to participate in the trench, at a 

lower cost than a dedicated trench for their line 

 

Area is experiencing strong growth, in viticulture and also 

wine production facilities [MKF Research LLC] 
S 

Supports expansion of, besides high-value agriculture, both the food 

manufacturing industry and tourism, and the employment growth 

and potential facility development that goes along with such 

expansion 

 S 

Other opportunities with direct linkages to wine production exist in 

ancillary support businesses, including barrel making, vineyard and 

winery supply industries, bottling, warehousing and shipping support 

companies 

 S 

Wine production is a sustainable industry that will provide a long-

term return on investment. Vitis vinifera (the grapes that produce 

fine wine) are low water use plants, when compared to other crops 

(e.g. alfalfa), which, once established, will continue (with minimum 

expense) to produce for a minimum of 35 years. Many remain in 

production for over 100 years [Pitts] 

 C 

‘egioﾐげs foIus oﾐ ┘iﾐe ﾏakes it ┗ulﾐeヴaHle to fate of a siﾐgle 
agricultural product type, although in this case tourism is also part of 

the mix. Consequently, opportunities to further diversify the 

economy should be acted upon. 

San Miguel is located in the center of the Monterey 

County/San Luis Obispo County viticulture region that has 

recently been recognized worldwide for its wine-growing 

achievements. Nearby Paso Robles, in particular has become 

a rising star in the wine world. [Pitts] 

S San Miguel should be able to readily capitalize on that proximity 
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Underlying Condition S  W O C* Strategic Implications 

We have the proper terroir (the French term used to describe 

the combination of soil, climate, and the other elements that 

defiﾐe aﾐ aヴeaげs geogヴaphiI aﾐd agヴiIultuヴal Ioﾏpoﾐeﾐtsぶ to 
grow fine wine grapes capable of producing wine to rival the 

best wine produced anywhere in the world. Such proven 

locations are limited and we have one of the best (in the San 

Miguel area). [Pitts] 

S, O 

Other specialty crop growers and marketers typically are attracted to 

wine growing regions, as are the culinary arts, and eco-tourism 

operators 

 S 

Once a reputation for fine wine production is established in the wine 

world, it is maintained indefinitely. In addition, this is an industry 

that is dependent upon place – the industry and its associated jobs 

cannot be exported 

 S 

Wine-based tourism has become a huge economic driver. As an 

example, some people have claimed that the Napa Valley has more 

visitors and generates more tourism dollars each year than 

Disneyland (a claim not verified in this study) 

 S 

There is a strong opportunity to network with group tour businesses 

serving the region 

 

Research and job training to support the growth of the wine 

industry are readily available via viticulture and enology 

programs at Cal Poly San Luis Obispo and Allan Hancock 

College 

S 
Institutions should be integral to strategic plan development, for 

implementation and marketing considerations 

There are still a small number of wine producers in San 

Miguel 
W Additional growth is needed to maintain and grow market share 
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Underlying Condition S  W O C* Strategic Implications 

 C 

There is a large time lag from commitment to planting to initial 

return on investment (while most wineries buy fruit or juice from 

outside source to establish market share while their vineyards are 

being established, a new vineyard can take three to seven years to 

begin to cash flow). It is expensive to establish a new vineyard 

(typically on the order of $25,000 to $35,000 per acre, not including 

land costs), and interest could wane if production development is 

slowed [Pitts] 

Traditional sources of capital have been slow to respond to 

the needs of an expanding wine industry thus far [Pitts] 
C 

Venture capital and other non-traditional forms of project financing 

will likely be needed to maximize opportunities 

There is an established base of tourism attractions and 

activity in the community and surrounding region (approx. 

30-mile radius), including the Mission and many other 

historic buildings and historic character, agro-tourism 

(wineries), coastal attractions including San Simeon, 

ヴeIヴeatioﾐal faIilities, aﾐd the さdestiﾐatioﾐざ Ioﾏﾏuﾐities of 
Paso Robles and San Luis Obispo, Morro Bay, and others  

S Mutual leveraging of existing attractions and new wineries 

San Miguel lacks sufficient hospitality businesses to capitalize 

on all categories of travelers, which should include a growing 

cohort of tourists  

W 

Strong marketing support that properly positions San Miguel within 

the larger region will be needed for hospitality development to reach 

its full potential 

General Strengths/Weaknesses   

Walkable community, e.g. Mission to downtown [Design 

Plan] 
S, C 

Walkable portion of community needs shade, other amenities to 

enhance visitor appeal and resident functionality [Design Plan] 

Access to a high volume of travelers of all types S  

San Miguel is a gateway community to the County and the 

recreational resources of Nacimiento and San Antonio Lakes 

[Salinas River Plan] 

S 
Helps support visitor-serving development, augmenting the 

attraction of Mission San Miguel. [Salinas River Plan] 

Attachment 2 - San Miguel Community Plan Update - 

Planning Commission Recommended Changes

351 of 445



 

Present Economic Conditions, Strengths, Weaknesses, Opportunities, and Constraints 

 

 

San Miguel Community Plan – Economic Strategy | The Natelson Dale Group, Inc.        13 

 

Underlying Condition S  W O C* Strategic Implications 

Assets of SLO County that are shared by and particularly 

relevant to San Miguel are the following: 

Recreational opportunities; Quality of life; Tourism 

potential; Image as retirement community 

Small livable communities [Economic Element] 

S 
Shared marketing and overall identification of San Miguel with the 

County 

Previous and ongoing planning and other studies provide 

some guidance for upgrading infrastructure and making 

other improvements in the community 

S Allows development to begin sooner 

San Luis Obispo County is designated a nonattainment area 

for the state, for ozone and PM10 [Salinas River Plan] 
W A factor in targeting specific prospects 

*Strength, Weakness, Opportunity, or Constraint, as designated by S, W, etc.  

Table Notes: 

1. Theヴe aヴe さpuHliI useざ fiHeヴ optiI liﾐes that seヴ┗e go┗eヴﾐﾏeﾐt offiIes thヴoughout ﾏuIh of the Couﾐt┞. Pヴi┗ate Iaヴヴieヴs, iﾐIluding Digital 

West, Charter, Time Warner, AT&T, and Verizon, serve businesses and homeowners. These lines can connect to a trans-Pacific cable that has 

multiple landing sites in the County [memo from SLO County General Services]. 
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Source Material for Table B-2: 

Economic Element, San Luis Obispo County General Plan. Prepared by the Economic Advisory 

Committee and the Department of Planning and Building with assistance from Mundie & 

Associates. Adopted October 19, 1999; Amended by Approval of Dalidio Ranch Initiative 

Measure, November 2006; Comprehensively Amended Nov. 2012. 

The Land Use and Circulation Elements of the San Luis Obispo County General Plan, Salinas River 

Area Plan. Adopted by the San Luis Obispo County Board Of Supervisors, September 22, 1980 - 

Resolution 80-350; Updated January 2, 1996 – Resolution 96-24; Amended By Approval Of 

Dalidio Ranch Initiative Measure November 2006. 

San Miguel Community Design Plan. Adopted by the San Luis Obispo County Board Of 

Supervisors. April 8, 2003. Department of Planning and Building, County Of San Luis Obispo, San 

Luis Obispo, CA 93408. 

San Miguel Existing Conditions and Future Prospects, A Community Study. December 2003. 

Prepared by the Community Planning Laboratory of the City and Regional Planning Department, 

California Polytechnic State University, San Luis Obispo. 

Economic Impact of Wine and Grapes in The Paso Robles AVA and Greater San Luis Obispo 

County, 2007. MKF Research LLC, for the Paso Robles Wine Country Alliance. 

California National Guard, Year in Review, 2011. Published by the California Military Department 

Public Affairs Office, page 30, and interview with Colonel Barbara Nuismer, Garrison Commnder, 

Camp Roberts. 

Telephone interview with Dennis Moresco, Midland Pacific Homes, 9-24-12. 

Telephone interview with Anita Robinson, Coast National Bank, 9-26-12.
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C. Case Study Community Selection 

C.1. Case Study Communities Starting List 

The original list of Case Study communities was derived from From County documents: 

 Cal Poly reviewed [selected] communities of: Jamestown, Holtville, San Juan Bautista, 

Guadalupe, Willows, Dos Palos, Live Oak, and Ferndale.  

 Community ideas from other prior efforts [selected]: Biggs, Blue Lake, Colfax, Dorris, Ferndale, 

Isleton, Loyalton, Maricopa, Montague, Portola, Sutter Creek, Williams, and Westmorland.
 Other ideas (from M. Wulkan): Geyserville 

C.2. Case Study Communities Screening 

Initial case study communities screening: California case study communities mentioned in previous 

studies were initially screened for those with strongly positive rates of growth in sales tax collections, 

then ranked (approximately) by rates of growth in sales taxes (from tax collections reported to California 

State Controller). This process yielded the following preliminary list, in roughly highest to lowest rates of 

growth1 in sales tax collections: 

 

Maricopa 

Westmorland 

Guadalupe 

San Juan Bautista 

Loyalton 

Holtville 

Live Oak 

Portola 

Williams 

Montague 

Willows 

 

                                                            
1
 For two time periods, FY 93-94 to 01-02, and FY 01-02 to 07-08. Generally, selected communities were those that 

had positive growth in both time periods; but some with high growth in either period and minimal negative growth 

in the other period were also included. 
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These communities are shown on the following maps. Figure C-2 shows locations with figures for 2010 

median household income, Figure C-3 identifies nearest larger cities for the case-study communities. 

Economic/demographic variables of interest in this analysis, for San Miguel and the recommended final 

set of case study communities (highlighted cells near top of table), are shown on Table C-1.  

 

Specific to the wine industry, a さdistヴiIt le┗elざ Iase stud┞, of aﾐ histoヴiI do┘ﾐto┘ﾐ ┘ithiﾐ a larger 

community, is discussed at the end of Chapter F. 
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Figure C-2. Preliminary Set of Case Study Communities: Median household income 
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Figure C-3. Preliminary Set of Case Study Communities:  

Nearest larger city 

 

Attachment 2 - San Miguel Community Plan Update - 

Planning Commission Recommended Changes

357 of 445



 

Case Study Community Selection 

 

San Miguel Community Plan – Economic Strategy | The Natelson Dale Group, Inc.        19 

 

Table C-1. Comparison of Socioeconomic Data for Preliminary Set of  

Case Study Communities 

 
California 

San 

Miguel 

CDP 

Guad-

alupe 

city 

Holtville 

city 

Loyal-

ton city 

Mari-

copa city 

Montague 

city 

Portola 

city 

San Juan 

Bautista  

Westmor-

land city 

Williams 

city 

Willows 

city 

Live Oak 

city 

Recommended case study cities                         

Employment Status 

             % in labor force 64.7% 72.3% 69.6% 58.5% 62.5% 48.4% 62.3% 57.0% 72.3% 52.2% 69.7% 61.2% 54.8% 

% Unemployed 5.8% 10.0% 4.7% 8.8% 4.2% 10.5% 12.3% 10.0% 6.8% 9.3% 11.1% 4.6% 5.9% 

Class of Worker, Civilian emp-

loyed population 16 years +    16,632,466           1,116  

           

3,149          2,246  

           

406  

            

318               515         1,093              726             548          1,966  

        

2,780  2926 

Private wage and salary 

workers    12,729,790              910  

           

2,755          1,515  

           

280  

           

232               357            792              562             417          1,607  

        

1,791  1978 

Government workers   2,425,341           120        260         471  113           70            116         155            98             113          196           633  556 

% government workers 14.6% 10.8% 8.3% 21.0% 27.8% 22.0% 22.5% 14.2% 13.5% 20.6% 10.0% 22.8% 19.0% 

Self-employed in own not 

incorp. business workers  1,444,135            86       134          260  13          16               42  146            66               18           163          356  298 

% self-employed 8.7% 7.7% 4.3% 11.6% 3.2% 5.0% 8.2% 13.4% 9.1% 3.3% 8.3% 12.8% 10.2% 

Commuting (1) 

             Mean travel time to work 

(minutes)               26.9             17.5  

             

21.7            22.7  

          

29.4  

           

34.8              17.3           29.9             24.3            21.4            22.4  

          

18.2          35.0  

Employment by Industry 

             Civilian employed population 16 

years +    16,632,466           1,116  

           

3,149          2,246  

           

406  

            

318               515         1,093              726             548          1,966  

        

2,780        2,926  

Agriculture, forestry, mining, 

etc.  2.1% 6.27% 31.18% 16.79% 0.00% 24.53% 6.80% 5.40% 4.55% 19.16% 27.87% 13.71% 17.16% 

Construction  7.0% 18.10% 6.45% 2.05% 16.75% 11.95% 7.77% 23.51% 4.96% 3.10% 3.46% 3.31% 6.08% 

Manufacturing  10.3% 12.81% 8.86% 3.21% 8.62% 2.83% 9.71% 3.20% 7.85% 5.11% 9.41% 9.17% 8.44% 

Wholesale trade  3.4% 0.00% 6.70% 4.81% 4.43% 5.03% 0.58% 0.64% 1.93% 5.11% 3.00% 2.19% 2.84% 

Retail trade  11.0% 13.71% 6.00% 17.14% 6.40% 7.23% 11.46% 5.76% 13.50% 6.75% 10.43% 10.79% 12.20% 

Transportation and 

warehousing, and utilities  4.7% 4.75% 2.70% 10.11% 3.20% 5.66% 1.75% 7.14% 1.79% 6.75% 7.63% 5.61% 4.20% 

Information  3.0% 0.45% 0.98% 0.00% 0.00% 0.00% 1.94% 2.56% 0.00% 2.01% 0.00% 1.62% 0.00% 

Finance and insurance, and real 

estate and rental, leasing  7.0% 0.99% 4.26% 2.72% 3.69% 0.94% 3.11% 6.50% 7.58% 2.01% 3.71% 6.37% 6.49% 

Professional, scientific, and 

management, and 12.2% 10.57% 6.70% 5.03% 9.85% 9.43% 7.96% 9.24% 15.84% 4.74% 4.93% 5.50% 5.23% 
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California 

San 

Miguel 

CDP 

Guad-

alupe 

city 

Holtville 

city 

Loyal-

ton city 

Mari-

copa city 

Montague 

city 

Portola 

city 

San Juan 

Bautista  

Westmor-

land city 

Williams 

city 

Willows 

city 

Live Oak 

city 

administrative etc.  

Educational services, and 

health care and social 

assistance  20.1% 6.27% 11.94% 26.36% 25.37% 19.81% 24.08% 14.09% 23.69% 24.45% 12.26% 17.37% 20.71% 

Arts, entertainment, and 

recreation, and 

accommodation and food svcs.  9.2% 10.48% 8.38% 4.67% 5.42% 4.09% 9.90% 17.84% 9.23% 9.49% 11.60% 12.81% 3.62% 

Other services, except public 

admin.  5.2% 14.16% 3.84% 3.12% 6.65% 2.83% 7.57% 3.11% 6.75% 6.39% 3.76% 2.66% 9.98% 

Public administration  4.6% 1.43% 2.00% 4.01% 9.61% 5.66% 7.38% 1.01% 2.34% 4.93% 1.93% 8.88% 3.04% 

Income and Benefits (in 2010 inflation-adjusted dollars) 

Median Household Income $60,883 $42,176 $42,978 $36,202 $49,340 $39,464 $31,688 $35,339 $53,077 $28,571 $43,185 $42,787 $42,069 

With Social Security 

(households) 

         

2,976,629  

                

69  

                

602  

                

563  

                

110  

                

151  

                

149  

               

312  

                

158  

                

228  

                

301  

                

860  

              

813  

% with Social Security 24.0% 9.0% 31.9% 31.3% 33.5% 39.4% 26.8% 24.4% 28.8% 37.9% 24.8% 35.2% 33.4% 

Percentage of Families and People Whose Income in the Past 12 Months is Below the Poverty Level 

   % of all families 10.2% 25.0% 13.9% 21.9% 8.2% 20.3% 15.2% 3.9% 10.3% 20.6% 12.8% 21.3% 22.8% 

Sales & Use Tax Revenues 

             % change 1993-94 to 2001-02 57.35% 

 

59.65% -25.25% 57.15% 192.42% 46.15% 43.27% -15.79% 59.88% 27.99% 44.66% 41.28% 

% change from 2001-02 to 

2007-08 -0.59% 

 

31.05% 109.59% 1.38% 21.52% -2.12% 3.88% 250.33% 130.84% 19.38% -4.80% 4.14% 

(1) For workers 16 years and over 

 Source:  U.S. Census Bureau, 2006-2010 American Community Survey
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Communities not recommended for further Case Study investigation are listed below, along with a 

summary of reasons for recommending their exclusion. 

 

Community Summary of recommendation for exclusion 

Holtville  

 

Unique location, close to Mexican border, could explain growth in sales, other 

conditions. High poverty 

Maricopa  

 

Strong agriculture focus of residents, high unemployment and poverty, very high 

retiree contingent 

Montague  

 

Somewhat isolated community, high unemployment, limited opportunities 

associated with neighboring cities 

Westmorland  

 

Strong agriculture focus of residents, high unemployment and poverty, very high 

retiree contingent 

Williams  

 

Somewhat isolated with respect to neighboring larger cities, heavy agricultural 

component  

Willows  

 

Somewhat isolated with respect to neighboring larger cities, very high retirement 

contingent, high poverty 
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San Miguel Community Plan – 
Economic Strategy 

 

 

 

 

 

 

D. Case Study Community Findings 
 

Table D-1 (below) pヴo┗ides aﾐ o┗eヴ┗ie┘ of Iit┞ さsuIIess faItoヴsざ – characteristics identified through a 

review of available resources. The table identifies attributes that are possible success factors and 

attributes that could be potential detriments to success, from an economic development standpoint. 

The taHle also faIilitates a Ioﾏpaヴisoﾐ of さﾐuﾏeヴiIall┞ Hasedざ siﾏilaヴities aﾐd diffeヴeﾐIes Het┘eeﾐ “aﾐ 
Miguel and the other communities.  
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Table D-1. Success Factors and Barriers to Success for Select Case Study Cities 

  San Miguel, CA Guadalupe, CA Live Oak, CA Loyalton, CA Portola, CA 
San Juan 

Bautista, CA 

Socioeconomic             

High percentages of self-employed residents     X   X   

Higher percentage of elderly residents (1)   X X X X X 

Younger resident base (1) X           

Higher median household income (1)       X   X 

Lower % of families below the poverty level (1)         X   

Transportation/Infrastructure             

Access to major highway/interstate Hwy 101 Hwy 1 Hwy 1     Hwy 101 

Access to commercial airport facilities X X X     X 

General Locational Attributes             

Proximity to military facilities X X X       

Proximity to city/economic hub Paso Robles Santa Maria 

Yuba City/ 

Marysville/ Chico Reno Reno 

Monterey/ 

Santa Cruz 

Amenity/tourism area X X   X X X 

Significant Historical Features Present X X 

   

X 

Socioeconomic             

Higher % of families below the poverty level (1) X   X       

Lower median household income (1)         X   

Long commute times (1)     X   X   

Transportation/Infrastructure             

Lack of highway access       X X   

Lack of commercial airport facilities       X X   

Lack of key infrastructure       No natural gas  No natural gas   

General Locational/Economic Attributes             

Reliance on industries with trends of contraction         Forestry   

Climate         

Snow, colder 

weather   

Historical Features       

Underutilization of historical features X           

(1) Relative among case study cities   
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Indicators of strategic issues and approaches undertaken by or applicable to the case study communities 

were also reviewed, based on materials that could be identified at the local, County, or multicounty 

region. These source materials are shown in the table below, and the sources are primarily the basis for 

the material in Table D-2. 

 

Table D-2. Source Material, and Geographic Reach, for the Summary of Issues and 

Strategic Approaches 

Community Documents and Notes 

Guadalupe Recommendations for Economic Development in Guadalupe, CA. A studeﾐtげs Professional 

Project presented to the faculty of California Polytechnic State University, San Luis 

Obispo. In Partial Fulfillment of the requirements for the Degree of Master of City and 

Regional Planning in the College of Architecture, by Larissa Requa Heeren. June 2011.  

Economic development in Guadalupe could also be influenced by strategies proposed by 

the Economic Alliance of Northern Santa Barbara County (EconNSBC), a grassroots 

organization seeking generally to make Northern Santa Barbara County (specifically 

excluding the City of Santa Barbara) a more business-friendly environment and take a 

more proactive role in promotion of economic activity. Target industries range from 

Wine and Tourism to high-tech sectors. 

Live Oak North Central Counties Economic Trends & Workforce Opportunities. Craft Consulting 

Group in association with Jim Cassio. November 2010.  

The North Central Counties Consortium (NCCC) combines an independent Governing 

Board and a Workforce Investment Board, to focus on high quality workforce 

development services in the Counties of Colusa, Glenn, Sutter (Live Oak) and Yuba. 

Loyalton The Sierra Economic Development Corporation (SEDCorp), Draft Comprehensive 

Economic Development Strategy, for 2013-2017. (SEDCorp listed as author.) 

SEDCorp represents, besides Sierra County, El Dorado, Placer, and Nevada Counties, and 

some of the cities in those counties. 

Portola Plumas County ED organization disbanded; reports are still available online, including: 

Plumas County Economic Development Strategy 2002-2003. Approved by Plumas County 

Board of Supervisors 10/22/02. (No author identified.) 

San Juan 

Bautista 

Historic San Juan Bautista Plan. Prepared for City of San Juan Bautista. RBF Consulting / 

Urban Design Studio and Tom Hudson Company. Adopted February 2002. 
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Table D-3. Summary of Key Issues, Strategic Approaches (from ED reports), for Case Study 

Communities: Major similarities and differences compared to San Miguel 

Case Study 

Community 
Key Issues, Strategic Approaches (from ED reports) 

Guadalupe Obstacles to economic development commonly associated with rural contexts are present: 

importance of agricultural employment is declining, so seeking diversification. Strategies 

focused on retention and expansion of existing businesses and encouragement of local 

entrepreneurism. This recognized the fact that there were limited resources for economic 

development program implementation and that the City was somewhat isolated from 

economic development resources, such as existing enterprise development programs. Also, 

residents have lower levels of education and lower incomes when compared to Santa 

Barbara County. Opportunities identified included the development of tourism, especially 

related to the historic buildings in downtown and promoting the nearby beach. One long-

term goal was to develop a retail incubator. 

 

Major similarities and differences compared to San Miguel: Similar setting, economic 

base, historical assets, and reliance on government partners for economic development 

support. Among differences are: 1) rate of growth in area comparatively high; 2) greater 

retirement population, which affects local values in addition to affecting how some types of 

businesses view the market potential within the community. 

Live Oak For the North Central 5-county area, identified competitive advantages include: 1) the 

agヴiIultuヴe seItoヴ as a ke┞ dヴi┗eヴ of the Noヴth Ceﾐtヴal Couﾐt┞げs eIoﾐoﾏ┞, aIIouﾐtiﾐg foヴ 
aHout ヲ5% of the ヴegioﾐげs ヴegioﾐal gヴoss pヴoduIt aﾐd ヱン% of the ヴegioﾐげs total 
employment. Although agriculture employment declined over the past ten years, the gross 

value of agriculture products has increased. Opportunities within the target industry of 

Agriculture-Related Diversification include:  

 Converting agricultural waste (from rice) into renewable fuel 

 Other agriculture-related businesses include wholesale trade and transportation and 

warehousing.  

 The hospitality and retail sectors could be grown through increased agri-tourism 

Manufacturing employment could be expanded by capturing more agriculture 

processing. 

Tourism was identified as an Unmet Opportunity. Opportunities exist for agri-tourism, 

outdoor recreation, and cultural tourism. The NCCC region has many attributes that make it 

an attractive destination for Californians and others to visit and take vacations: natural 

beauty and small towns away from the pollution, congestion and noise of larger cities. The 

five NCCC counties are aware that they have these attributes, and tout them on their 

websites. Yuba-Sutter Counties promotes the facts that "Yuba-Sutter offers a rare mix of 

gold-rush era communities, historic downtown shopping opportunities, agricultural assets 

complementing year-round festivals and fairs, along with lakes, rivers, and mountains. 

 

Major similarities and differences compared to San Miguel: Similarities include military 

connection, historic interest, amenity area and overall tourism potential, agricultural focus, 

and low-income component of population. Concept of converting agricultural waste into 

renewable fuel can in theory at least be applied to wine industry wastewater 

(http://www.engr.psu.edu/ce/ENVE/logan/bioenergy/other_publications/MSNBC-
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Case Study 

Community 
Key Issues, Strategic Approaches (from ED reports) 

Winery%20Waste%20Makes%20Fuel-110309.pdf.) Differences include higher elderly 

population and greater access to urban areas. 

Loyalton Strengths identified for the Sierra Economic Development Corporation (SEDCorp) region 

include: 1) major, high-profile natural wonders and recreational opportunities within or 

close to the region; 2) an above-average educated workforce; and 3) good transportation 

connections. Opportunities identified include: 1) additional state resources to obtain 

broadband services and thereby grow Internet-based businesses, and to use the Internet to 

さle┗el the pla┞iﾐg fieldざ iﾐ ヴuヴal aヴeas foヴ Hヴaﾐdiﾐg aﾐd ﾏaヴketiﾐg of loIal Husiﾐesses; aﾐd ヲぶ 
transition of forest products into biomass and other products based on forest thinning. 

Threats include: 1) increasing transportation costs; 2) limited land, which is causing prices 

to increase and affect project viability; 3) aging (retiring) workforce, and generally declining 

economic conditions that also threaten economic development program funding. As with 

Portola, seasonal layoffs and shrinking timber harvests are ongoing problems. 

 

Major goals for economic development include: 1) foster regional cooperation in 

development; 2) nurture the local business base and environment; 3) promote use of 

biomass; 4) encourage development of year-round tourism; and 5) see that adequate 

infrastructure exists to support growth and economic development options. 

 

Major similarities and differences compared to San Miguel: Similarities include historic 

connection and an amenity area. Opportunity to use Iﾐteヴﾐet to さle┗el the pla┞iﾐg fieldざ  
with respect to larger cities can apply to San Miguel. Differences include seasonality of 

employment and lifestyle, older and somewhat more affluent population base that is 

pヴoHaHl┞ ヴelated to soﾏe e┝teﾐt to the aヴea Heiﾐg a さヴesideﾐtial aヴea of IhoiIe,ざ aﾐd less 
immediate access to transportation facilities and therefore to travelers and to other urban 

areas. 

Portola Primary issue: The weather in Plumas County can be unpredictable. Winters frequently 

offer significant amounts of snowfall over mountain roads. Distance and road conditions 

make access to work difficult. These obstacles, access and weather, along with limited 

public transportation create barriers to employment. As a result of the early winter and late 

spring weather conditions, the development of a stable year-round tourism, retail trade, 

business and construction industry has been limited. 

 

Economic conditions that affect Plumas County include the historical dependence on the 

annual timber harvest and its relationship to employment opportunities, and the current 

diminishment of available timber brought about by an increase conflicts over land and 

resource use. Another aspect of the seasons is that Plumas County labor force and 

unemployment rates are extremely seasonal, through the cumulative effect of continued 

reduction in the timber harvest and the seasonal aspects of recreational employment. This 

also creates a challenge for economic development entities to continue efforts to diversify 

the economy. 

 

When comparing employment by industry in Plumas County to the State, the greatest 

differences appear in the government and service industries, with government due 

primarily to the high number of Forest Service personnel located in the County. Gaps in 
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Case Study 

Community 
Key Issues, Strategic Approaches (from ED reports) 

services could be a focus area for business attraction/creation in the local area especially in 

the health and related services and retail services that will be required of the aging 

population. 

 

Although the Couﾐt┞ Iites さaIIess to ‘eﾐoざ as oﾐe of its stヴeﾐgths, さdistaﾐIe fヴoﾏ ﾏajoヴ 
marketsざ is listed as a weakness. Lack of good land for industrial and commercial 

development, and lack of significant incentives are two other weaknesses identified. 

Besides addressing existing challenges, strategies for economic development include 

entrepreneurial support and expansion of the tourism and natural resources clusters. 

 

Major similarities and differences compared to San Miguel: Similarities include historic 

connection and other tourist attractions as well as general amenity area, there is a need for 

infrastructure to support new development, and the community is to some extent a 

bedroom community for Reno. Differences include seasonality of employment and lifestyle, 

an older population, historic reliance on forestry and need for transitioning forest 

use/products to other purposes, and different relationship to larger urban areas – Reno is a 

larger neighboring city but further away, when compared to San Miguelげs ヴelatioﾐship to 
Paso Robles. 

San Juan 

Bautista 

Identified assets include: 1) the Historic Downtown area, a substantial tourism draw just 

because of its character; 2) Rural Setting, although regional development pressure, 

especially for housing to support the demands of Silicon Valley, is poised to change this 

IhaヴaIteヴ. The to┘ﾐげs laIk of Ioﾐtヴol o┗eヴ this asset is a ﾏajoヴ liaHilit┞; ンぶ “aﾐ Juaﾐ Bautista 
Historic Park; and 4) Community Spirit. Citizens are involved and speak out to protect their 

values. However, this spirit sometimes makes it difficult to undertake even basic and 

needed improvements. 

 

Identified liabilities include: 1) Cost of Living, especially housing costs; 2)  

Partnerships among governmental entities with a stake in the community. Although these 

partners are also major assets, this stヴeﾐgth Iaﾐ He a liaHilit┞ ┘heﾐ the さeﾐtities aヴe ﾐot 
┘oヴkiﾐg togetheヴ IoﾐsIiousl┞ aﾐd stヴategiIall┞.ざ The paヴtﾐeヴship affeIts ke┞ eIoﾐoﾏiI 
vitality factors such as: 

 Management of The Plaza  

 Provision of centralized parking and other public facilities 

 Preservation of historic properties 

 Promotion and management of Downtown events 

 Planning and Permit Processes. The planning and permit process for construction, 

whether for rehabilitation, restoration, renovation or new, is (or is perceived to be) 

awkward. Since the local economy is weak and getting weaker, some change is required 

to help ensure economic and social stability.  

 

Major similarities and differences compared to San Miguel: Similarities include historic 

character and attractions, potential to be bedroom community (although to a larger urban 

area), and reliance on government partners to nurture community and its assets – in ways 

that can generate controversy. Differences include the fact that San Juan Bautista is subject 
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Case Study 

Community 
Key Issues, Strategic Approaches (from ED reports) 

to greater development pressure from a larger surrounding urban area, although the 

community is similar in that any kind of growth pressure can also threaten existing assets. 

Other differences include a larger population of elderly, and a larger existing business base. 

 

Based on initial selection criteria for the case study communities, all had achieved some level of success 

by virtue of increasing sales tax receipts. In general, however, when reviewing the challenges identified 

in general planning and strategic planning documents, issues are not dissimilar to those in San Miguel. 

That is, most communities have tourism potential, some with agro-tourism potential, they are 

attempting to maximize, and larger communities within their commute shed. They typically have 

infrastructure development needs, and many have the benefit of major road access.  

 

One major difference is that all of the case study communities have a significantly higher proportion of 

elderly residents than San Miguel, and most have a higher proportion than the state. The extent to 

which that fact makes a positive contribution to the local economy is not readily apparent; although it is 

iﾏpoヴtaﾐt to ヴeIogﾐize that ヴetiヴees teﾐd to He a foヴﾏ of さe┝poヴt iﾐdustヴ┞ざ iﾐ that ┘hate┗eヴ ふﾐoﾐ-local) 

government transfer payments they receive bring outside dollars into an area. Both Guadalupe and 

Loyalton have strategies supporting local entrepreneurship. This type of program, or even attitude, can 

spur residents to job-creating actions. San Juan Bautista is probably the most さuﾐfaiヴざ Ioﾏpaヴisoﾐ 
Ioﾏﾏuﾐit┞, iﾐ that its suヴヴouﾐdiﾐg uヴHaﾐ aヴea is ﾏuIh laヴgeヴ aﾐd ヴeadil┞ aIIessiHle thaﾐ “aﾐ Miguelげs. 
However, its experiences in managing historic assets are particularly instructive. The community must 

deal with both internal and external disputes about how the Mission site should be cared for and relate 

to the community and region. 
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E. Market Analysis 

E.1. Local Retail Demand 

This section evaluates the future potential demand for retail facilities in the Study Area, delineated in 

Figure 4.  The primary focus of this analysis is the residential population located within the defined the 

Study Area.  The analysis examines current and future retail demand for a 23-year period from 2012 to 

2035.  Specific retail opportunities will be discussed in a later section of this report. 

Figure 4. San Miguel Study Area  
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E.1.1. The Study Area 

Population and Income Levels 

 

Demand for retail goods and services that are generated by residents of each market area is a function 

of four variables:  existing and projected population, income levels, and the portion of income allocated 

toward retail expenditures.  Table E-1 provides the values for these variables for years 2012 to 2035.  

The population figures for the Study Area were based on existing figures and projections for the Study 

Area, which includes portions of San Luis Obispo and Monterey counties, as provided by ESRI, San Luis 

Obispo County and Association of Monterey Bay Area Governments. The population figures were then 

converted to households using a factor of 3.0 persons per household.2 

 

The households within the Study Area are projected to increase by 1,031 between 2012 and 2035. 

Median household income levels, for this portion of the analysis, remain static. Based on the household 

and income data, the potential retail sales within the Study Area are expected to increase from $38.2 

million in 2012 to $65.9 million in 2035, a 72% increase.  

 

Retail Sales Demand 

 

As previously stated, population and income characteristics are the primary determinants of the 

potential dollars available for purchases of goods and services in a market area.  And depending on the 

relative affluence of the community, the actual proportion of the income allocable for retail goods 

typically falls between 30 and 35 percent (Table E-2).  For this analysis, a factor of 40 percent3 is applied 

to total household income for the Study Area.  Table E-1 provides estimated total income and potential 

retail expenditures for market area residents between 2012 and 2035. 

  

                                                            
2
 Household size in San Miguel itself is 3.17 persons per household. The 3.0 figure is a rounded value that includes 

recognition of smaller households within the defined trade area but outside San Miguel. 
3
 This factor is based on data from the National Consumer Expenditure Survey (published by the Bureau of Labor 

Statistics) for households with comparable income levels to those in the San Miguel trade area. 
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Table E-1. Population, Income and Retail Sales Projections (2012-2035) 

 
Year 

Category 2012 

2015 

(projected) 

2020 

(projected) 

2025 

(projected) 

2030 

(projected) 

2035 

(projected) 

Households 1,424 1,509 1,697 1,917  2,169  2,455  

Median Household Income $67,094 $67,094 $67,094 $67,094  $67,094  $67,094  

Total Income $95,539,272 $101,213,538 $113,832,182 $128,621,478  $145,509,296  $164,733,444  

Potential retail sales (1) $38,215,709  $40,485,415  $45,532,873  $51,448,591  $58,203,718  $65,893,378  

(1) Calculated as 40% of total income 

Source: TNDG, San Luis Obispo County, Association of Monterey Bay Area Governments (AMBAG), ESRI   
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Distribution of Residential Retail Expenditures 

 

Projected retail demand for project residents is disaggregated into various retail categories based upon 

historic retail expenditure patterns observed in San Luis Obispo County.  The basic distribution of retail 

sales by retail category is as follows: 

Table E-2. Distribution of Sales by Retail Category 

Retail Category 

 

%Distribution  

Shopper Goods: 

  Apparel 

 

7.1% 

General Merchandise 

 

12.1% 

Home Furnishings 

 

2.3% 

Specialty 

 

13.8% 

 

Subtotal 

 

35.28% 

    Convenience Goods: 

  Food 

(Supermarkets/Liquor) 

 

20.8% 

Eating and Drinking 

 

13.4% 

 

Subtotal 

 

34.15% 

    Heavy Commercial Goods: 

  Building/ Hardware/ Farm 

 

6.4% 

Auto Dealers and Parts 

 

12.3% 

Service Stations 

 

11.8% 

 

Subtotal 

 

30.58% 

Total 

  

100.00% 

Source: TNDG 

 

Capture Rate Analysis 

 

Geﾐeヴall┞, this t┞pe of aﾐal┞sis ┘ould tヴeat the aヴea as a さIlosed s┞steﾏざ; iﾐ otheヴ ┘oヴds, it ┘ould 
assume that given an adequate supply of retail stores, San Miguel residents will make 100% of their 

retail purchases somewhere in San Miguel.  However, in this case, the capture rates have been adjusted 

downward to take into account that San Miguel has very limited base of retail development; therefore, 

it is assuﾏed that the aヴea ┘ill al┘a┞s e┝peヴieﾐIe a sigﾐifiIaﾐt le┗el of ヴetail さleakageざ of shopper goods 

to communities with a larger array of retail facilities (e.g., the City of Paso Robles).  Based on an analysis 

of a proprietary database of shopping centers in a major metropolitan area, TNDG has determined that 

approximately 50% of retail space is in community and regional centers (defined here as centers with 

125,000 square feet or more of gross leasable area) while the remaining 50% of the space is in 

neighborhood centers and smaller strip retail centers.  Based on these data, we can assume that San 

Miguel, in the absence of such a community- or regional-scale center, a factor of 50% would represent 

the likel┞ uppeヴ liﾏit of “aﾐ Miguelげs Iaptuヴe ヴate of resident retail demand in most categories. As 

shown on Table E-3, on the following page, capture rates are projected to reach this 50% threshold in 

2035, assuming additional retail space is developed by that year. (A related assumption in this case is 
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that additional housing will also have been developed in the community by 2035, which, irrespective of 

the official growth projections, would increase the local market demand for goods and services.) In the 

Auto Parts and Dealers category, the maximum capture rate has been adjusted down to 8%; this factor 

represents the portion of the overall category that relates to auto parts (since San Miguel is not likely to 

ever have an automobile dealership). 

Table E-3. Capture Rates by Retail Category 

Retail Category 

 

2012 

 

2015 

 

2020 

 

2025 

 

2030 

 

2035 

Shopper Goods: 

            Apparel 

 
25% 

 
25% 

 
35% 

 
40% 

 
45% 

 
50% 

General Merchandise 

 
25% 

 
25% 

 
35% 

 
40% 

 
45% 

 
50% 

Furniture/Appliances 

 
25% 

 
25% 

 
35% 

 
40% 

 
45% 

 
50% 

Specialty 

 
25% 

 
25% 

 
35% 

 
40% 

 
45% 

 
50% 

              Convenience Goods: 

            Food (Supermarkets/Liquor) 

 
25% 

 
25% 

 
35% 

 
40% 

 
45% 

 
50% 

Eating and Drinking 

 
25% 

 
25% 

 
35% 

 
40% 

 
45% 

 
50% 

              Heavy Commercial Goods: 

            Building/ Hardware/ Farm 

 
25% 

 
25% 

 
35% 

 
40% 

 
45% 

 
50% 

Auto Dealers and Parts 

 
8% 

 
8% 

 
8% 

 
8% 

 
8% 

 
8% 

Service Stations 

 
25% 

 
25% 

 
35% 

 
40% 

 
45% 

 
50% 

Source: TNDG 

 

Potential Capture of Resident Demand 

 

Based on the capture rates shown above, the potential capture of retail sales demand of the total 

market area is projected in Table E-4. The projections show that retail sales figures will increase from 

$9.3 million in 2015 to $29.5 million by 2035.  
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Table E-4. Total Potential Capture of Retail Sales for Study Area in 2011 Dollars 

Retail Category 

 

2012 

 

2015 

 

2020 

 

2025 

 

2030 

 

2035 

Shopper Goods: 

            Apparel 

 

$678,863  

 

$719,182  

 

$1,132,383  

 

$1,462,290  

 

$1,861,073  

 

$2,341,056  

General Merchandise 

 

$1,153,299  

 

$1,221,796  

 

$1,923,770  

 

$2,484,240  

 

$3,161,719  

 

$3,977,149  

Furniture/Appliances 

 

$217,669  

 

$230,597  

 

$363,085  

 

$468,866  

 

$596,731  

 

$750,632  

Specialty 

 

$1,320,527  

 

$1,398,955  

 

$2,202,715  

 

$2,844,453  

 

$3,620,166  

 

$4,553,832  

   

  

 

        

 

  

 

    

 

Subtotal 

 

$3,370,358  

 

$3,570,530  

 

$5,621,953  $7,259,849   $9,239,689   $11,622,670  

              Convenience Goods: 

            Food 

(Supermarkets/Liquor) 

 

$1,985,641  

 

$2,103,572   $3,312,165  

 

$4,277,129  

 

$5,443,548  

 

$6,847,477  

Eating and Drinking 

 

$1,276,752  

 

$1,352,581   $2,129,697  

 

$2,750,161  

 

$3,500,160  

 

$4,402,876  

   

  

 

        

 

  

 

    

 

Subtotal 

 

$3,262,393  

 

$3,456,153   $5,441,861   $7,027,290   $8,943,708   $11,250,353  

              Heavy Commercial 

Goods: 

            Building/ Hardware/ 

Farm 

 

$616,209  

 

$652,807  

 

$1,027,873  

 

$1,327,333  

 

$1,689,311  

 

$2,124,996  

Auto Dealers and 

Parts 

 

$377,276  

 

$399,683  

 

$449,513  

 

$507,914  

 

$574,603  

 

$650,517  

Service Stations 

 

$1,125,980  

 

$1,192,854  

 

$1,878,200  

 

$2,425,394  

 

$3,086,825  

 

$3,882,939  

   

  

 

        

 

  

 

    

 

Subtotal 

 

$2,119,465  

 

$2,245,344   $3,355,586   $4,260,640   $5,350,738   $6,658,451  

   

  

 

        

 

  

 

    

Total 

  

$8,752,216  

 

$9,272,028   $14,419,400   $18,547,780   $23,534,136   $29,531,474  

              

Source: TNDG 
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Retail Sales Demand Adjusted to Account for Visitor/Business/Institutional Spending  

 

The next step in the retail sales analysis takes into account spending from visitors, businesses and 

institutions. Based on the potential capture rates shown above, Table E-5 projects the potential market 

area demand in San Miguel for each retail category.  Except for the Building/Hardware and Auto Dealers 

retail categories, the market area demand figures have been increased by a factor of 15% in order to 

aIIouﾐt foヴ ┗isitoヴ/touヴist speﾐdiﾐg.  CoﾏHiﾐed, “aﾐ Miguelげs pヴo┝iﾏit┞ to the U“-101 freeway and the 

potential tourist draw of the Mission San Miguel Arcángel make the community well-positioned to 

attract highway traveler/visitor spending. 

Table E-5. Retail Sales Adjustment Factors for Visitor, Business and Institutional Spending 

by Retail Category 

Retail Category  

Adjustment 

Factor 

Shopper Goods:   

Apparel 

 

1.15 

General Merchandise 

 

1.15 

Furniture/Appliances 

 

1.15 

Specialty 

 

1.15 

   Convenience Goods: 

  Food (Supermarkets/Liquor) 

 

1.15 

Eating and Drinking 

 

1.15 

   Heavy Commercial Goods: 

  Building/ Hardware/ Farm 

 

1.00 

Auto Dealers and Parts 

 

1.00 

Service Stations 

 

1.15 

Source: TNDG 

 

Based on the adjustment factors presented in Table E-5 (above), Table E-6 shows the combined retail 

sales for residents, visitors, businesses and institutions. According to the adjusted figures to account for 

additional retail revenues, total potential retail sales are projected to increase from $10.5 million in 

2015 to $33.5 million by 2035.  
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Table E-6. Total Potential Retail Sales (Residential + Visitor/Business/Institutional) 

Retail Category 

 

2012 

 

2015 

 

2020 

 

2025 

 

2030 

 

2035 

Shopper Goods: 

            Apparel 

 

$780,692  

 

$827,059  

 

$1,302,240  

 

$1,681,634  

 

$2,140,234  

 

$2,692,215  

General Merchandise 

 

$1,326,294  

 

$1,405,065  

 

$2,212,336  

 

$2,856,876  

 

$3,635,977  

 

$4,573,721  

Furniture/Appliances 

 

$250,320  

 

$265,187  

 

$417,548  

 

$539,196  

 

$686,241  

 

$863,227  

Specialty 

 

$1,518,606  

 

$1,608,799  

 

$2,533,122  

 

$3,271,121  

 

$4,163,191  

 

$5,236,907  

  
                        

 

Subtotal  $3,875,912   $4,106,110   $6,465,246   $8,348,827   $10,625,643   $13,366,070  

              Convenience Goods: 

            Food (Supermarkets/Liquor) 

 

$2,283,487  

 

$2,419,108  

 

$3,808,989  

 

$4,918,698  

 

$6,260,080  

 

$7,874,599  

Eating and Drinking 

 

$1,468,265  

 

$1,555,468  

 

$2,449,151  

 

$3,162,685  

 

$4,025,184  

 

$5,063,307  

  
                        

 

Subtotal  $3,751,752   $3,974,576   $6,258,141   $8,081,383   $10,285,265   $12,937,906  

              Heavy Commercial Goods: 

            Building/Hardware/Farm 

 

$616,209  

 

$652,807  

 

$1,027,873  

 

$1,327,333  

 

$1,689,311  

 

$2,124,996  

Auto Dealers and Parts 

 

$377,276  

 

$399,683  

 

$449,513  

 

$507,914  

 

$574,603  

 

$650,517  

Service Stations 

 

$1,294,877  

 

$1,371,782  

 

$2,159,930  

 

$2,789,203  

 

$3,549,849  

 

$4,465,380  

  
                        

 

Subtotal  $2,288,362   $2,424,272   $3,637,316   $4,624,450   $5,813,762   $7,240,892  

  
                        

Total 

 

 $9,916,026   $10,504,958   $16,360,702   $21,054,659   $26,724,669   $33,544,869  

Source: TNDG 
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E.2. Supportable Square Feet of Retail Development 

The final step in the retail demand analysis is to translate the dollar volumes of projected retail demand 

into supportable square footages of retail space. 

E.2.1. Sales per Square Foot Standards 

Projected sales volume requirements per square foot of retail space by retail category are derived from 

t┞piIal sales staﾐdaヴds fヴoﾏ the UヴHaﾐ Laﾐd Iﾐstituteげs Dollars & Cents Publication and from typical sales 

per square foot data from representative stores in each retail category. These standards are as follows: 

Table E-7. Sales per Square Foot Standards 

Retail Category 

 

Sales/Square 

Feet 

    Shopper Goods: 

  Apparel 

 

$250 

General Merchandise 

 

$300 

Furniture/Appliances 

 

$250 

Specialty/Other 

 

$250 

Food 

  

       $400 

Eating/Drinking 

 

$250 

Building/Hardware/Garden 

 

$250 

Source: TNDG, ULI 

E.2.2. Supportable Retail Space 

The above standards are applied to total demand for retail sales in each retail category in order to 

convert sales figures to total supportable square feet of retail space.  Table E-8 provides estimates of 

total supportable retail space expressed in square feet over the 23-year study period.   

 

The supportable square footages for retail stores have been increased by 20 percent to account for 

personal and business services space appropriate for shopping center settings.4   The projections are 

also translated from net occupied space to gross demand for new retail buildings, based on an assumed 

┗aIaﾐI┞ faItoヴ of 5%.  This ヴefleIts a t┞piIal staHilized ┗aIaﾐI┞ ヴate iﾐ a さhealth┞ざ ヴetail ﾏaヴket. 

  

                                                            
4
 This factor is Hased oﾐ data fヴoﾏ the ULIげs Dollar & Cents of Shopping Centers: 2006 publication and a review of a 

proprietary database of shopping center information in a major metropolitan area.  Depending on the shopping 

center format, the percent of total services space usually ranges from 5% to 30%.  For neighborhood shopping 

facilities, services space typically accounts for 20 to 25% of total shopping center space. 
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Table E-8. Potential Supportable Square Feet of Retail Development 

Retail Category 

 

2012 

 

2015 

 

2020 

 

2025 

 

2030 

 

2035 

Shopper Goods: 

            Apparel 

 

3,123 

 

3,308 

 

5,209 

 

6,727 

 

8,561 

 

10,769 

General Merchandise 

 

4,421 

 

4,684 

 

7,374 

 

9,523 

 

12,120 

 

15,246 

Furniture/Appliances 

 

1,001 

 

1,061 

 

1,670 

 

2,157 

 

2,745 

 

3,453 

Specialty 

 

6,074 

 

6,435 

 

10,132 

 

13,084 

 

16,653 

 

20,948 

   

        

 

  

 

  

 

    

 

Subtotal 

 

14,619  15,488  24,386  31,491  40,079  50,415 

              Convenience Goods: 

            Food 

(Supermarkets/Liquor) 

 

5,709 

 

6,048 

 

9,522 

 

12,297 

 

15,650 

 

19,686 

Eating and Drinking 

 

5,873 

 

6,222 

 

9,797 

 

12,651 

 

16,101 

 

20,253 

   

        

 

  

 

  

 

    

 

Subtotal 

 

11,582  12,270  19,319  24,947  31,751  39,940 

              Heavy Commercial Goods: 

            Building/ Hardware/Farm 

 

2,465 

 

2,611 

 

4,111 

 

5,309 

 

6,757 

 

8,500 

Auto Dealers and Parts 

 

2,156 

 

2,284 

 

2,569 

 

2,902 

 

3,283 

 

3,717 

Service Stations 

 

N/A 

 

N/A 

 

N/A 

 

N/A 

 

N/A 

 

N/A 

   

        

 

  

 

  

 

    

 

Subtotal 

 

4,621  4,895  6,680  8,212  10,041  12,217 

              Services Space @ 20% of Retail 6,164 

 

6,531  13,662  12,930  16,374  20,514 

Allowance for standard vacancy @ 

5% 1,947 

 

2,062  3,182  4,083  5,171  6,478 

              

 

GRAND TOTAL 

 

38,933  41,245  63,645  81,663  103,415  129,565 

Source: TNDG 
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E.2.3. Existing Retail Square Footage by Type 

The following table (Table E-9) presents the distribution of existing retail square footage within San 

Miguel, as estimated based on data provided by San Luis Obispo County and TNDG. According to the 

data, there is just under 100,000 square feet of existing retail space (including service-related and vacant 

space). 

Table E-9. Existing Square Feet of Retail Development 

Retail Category 

 

2012 

Shopper Goods: 

  Apparel 

 

1,350 

General Merchandise 

 

2,723 

Furniture/Appliances 

 

0 

Specialty 

 

22,650 

 

Subtotal 

 

26,723 

    Convenience Goods: 

  Food 

(Supermarkets/Liquor) 

 

1,300 

Eating and Drinking 

 

25,405 

 

Subtotal 

 

26,705 

    Heavy Commercial Goods: 

  Building/ Hardware/ Farm 

 

0 

Auto Dealers and Parts 

 

2,200 

Service Stations 

 

N/A 

 

Subtotal 

 

2,200 

    Services Space 

 

13,720 

Vacant 

  

30,150 

    

 

GRAND TOTAL 

 

99,498 

 

E.2.4. Total Supportable Square Feet of New Retail Space (from 2012 Base) 

Table E-10 shows the projected supportable square feet of new retail space, accounting for the existing 

vacant square footage identified in Table E-9 (above), and excluding from the calculations those uses for 

which existing square footage exceeds the supportable amount. Currently (as of 2012) the Study Area 

could support 14,331 square feet of additional retail space over and above existing levels. The Study 

Area could support over 16,500 square feet of new retail space by 2015 and nearly 105,000 square feet 

by 2035. New space could be absorbed by any combination of new construction, the re-purposing of the 

existing vacant commercially designated space, or redevelopment/re-purposing of existing residential or 

other non-commercial uses. 
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E.2.5. Potential Development Opportunities Based on Demand 

 

Grocery. According to the new supportable retail space figures presented in Table E-10, the data reveal 

that the Food retail category, which includes supermarkets and grocery stores, would support 18,400 

square feet of new space by 2035. This would be the equivalent of a smaller scale grocery store.  

 

General Merchandise. By 2035 the Study Area is projected to support an additional 12,500 square feet 

of General Merchandise space, which could include a drug store or a similar convenience store or 

pharmacy use.   
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Table E-10. New Supportable Retail Space by Type (from 2012 Base) 

Retail Category 

 

2012 

 

2015 

 

2020 

 

2025 

 

2030 

 

2035 

Shopper Goods: 

            Apparel 

 

1,773  

 

1,958  

 

3,859  

 

5,377  

 

7,211  

 

9,419  

General Merchandise 

 

1,698  

 

1,961  

 

4,651  

 

6,800  

 

9,397  

 

12,523  

Furniture/Appliances 

 

1,001  

 

1,061  

 

1,670  

 

2,157  

 

2,745  

 

3,453  

Specialty 

 

0  

 

361  

 

4,058  

 

7,010  

 

10,578  

 

14,873  

   

        

 

  

 

  

 

    

 

Subtotal 

 

4,472   5,340   14,239   21,343   29,931   40,268  

              Convenience Goods: 

            Food (Supermarkets/Liquor) 

 

4,409  

 

4,748  

 

8,222  

 

10,997  

 

14,350  

 

18,386  

Eating and Drinking 

 

0  

 

349  

 

3,924  

 

6,778  

 

10,228  

 

14,380  

   

        

 

  

 

  

 

    

 

Subtotal 

 

4,409   5,097   12,146   17,774   24,578   32,767  

              Heavy Commercial Goods: 

            Building/Hardware/Farm 

 

2,465  

 

2,611  

 

4,111  

 

5,309  

 

6,757  

 

8,500  

Auto Dealers and Parts 

 

0 

 

84  

 

369  

 

702  

 

1,083  

 

1,517 

Service Stations 

 

N/A 

 

N/A 

 

N/A 

 

N/A 

 

N/A 

 

N/A 

   

        

 

  

 

  

 

    

 

Subtotal 

 

2,465   2,695   4,480   6,012   7,841   10,017  

              Services Space @ 20% of Retail 2,269  

 

2,626   6,173   9,026   12,470   16.610 

Allowance for standard vacancy 

@ 5% 717  

 

829   1,949   2,850   3,938   5.245 

        

 

     

 

GRAND TOTAL 

 

14,331  16,588  38,987  57,006  78,758  104,907 

Source: TNDG 
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E.3. Local Office and Industrial Demand 

This section evaluates the future potential demand for office and industrial facilities in the San Miguel 

Trade Area (SMTA). The trade area used for the retail analysis (shown in Figure 4, above) was also used 

as the さtaヴget Houﾐdaヴiesざ for the office and industrial demand model, as limited by the applicable data 

geography used (ZIP codes). The primary focus of this analysis is the employment forecasts by industry 

within the SMTA. Employment data were available by ZIP code, and the study area included ZIP codes 

93446 and 93451. The analysis examines current and future retail demand for a 23-year period from 

2012 to 2035.   

  

E.4. Employment Forecasts by Industry 

Industry employment data were derived from the State forecasts5 and calibrated using several metrics, 

which included jobs per person, anticipated growth rates and the proportional relationship between 

employment patterns in San Luis Obispo County, North County and the SMTA. TNDG extrapolated the 

industry projection data for San Luis Obispo County through 2035 and used these data as the basis for 

estimating the employment projections for North County and the SMTA. Employment projections for 

Noヴth Couﾐt┞ aﾐd the “tud┞ Aヴea ┘eヴe IalIulated as a pヴopoヴtioﾐ of the Couﾐt┞げs eﾏplo┞ﾏeﾐt, Hased 
on 2009 data provided by IMPLAN. The proportions for North County and the SMTA, with respect to San 

Luis Obispo County, were held constant from their 2009 levels through 2035.  

 

Table E-11 presents the employment forecast figures for San Luis Obispo County, which as a whole are 

projected to increase from 107,548 in 2012 to 132,432 by 2035, a 23 percent increase. Table E-12 shows 

the industry forecast data for the SMTA, which was based on the County projection figures. Total 

nonfarm employment is projected to increase from 741 in 2012 to 911 by 2035, also a 23 percent 

increase.   

                                                            
5
 Forecasts included data through 2018, as provided by the California Economic Development Department.  
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Table E-11. Employment Forecasts by Industry Group, San Luis Obispo County 

Industry  2012 2015 2020 2025 2030 2035 

Natural Resources, Mining,& Construction 6,718 6,809 7,028 7,041 7,099 7,146 

Manufacturing 

 

6,452 6,647 7,053 7,263 7,527 7,789 

Wholesale Trade 

 

2,753 2,874 3,116 3,280 3,474 3,674 

Retail Trade 

 

14,381 14,834 15,768 16,267 16,890 17,509 

Transportation & Utilities 

 

4,092 4,243 4,551 4,740 4,969 5,204 

Information 

 

1,400 1,400 1,413 1,385 1,366 1,344 

Financial Activities 

 

4,199 4,199 4,241 4,160 4,109 4,054 

Professional& Business Services 

 

10,383 10,927 12,011 12,814 13,759 14,749 

Educational & Health Services 

 

12,161 12,766 13,972 14,842 15,868 16,937 

Leisure & Hospitality 

 

16,234 16,807 17,976 18,662 19,497 20,338 

Other Services 

 

4,694 4,844 5,155 5,324 5,534 5,743 

Government 

 

24,080 24,683 25,965 26,510 27,240 27,945 

Total 

 

107,548 111,032 118,249 122,288 127,332 132,432 

Source:  The Natelson Dale Group, Inc. (TNDG) based on estimates and forecasts prepared by California Employment Development Department (CEDD). 

Table E-12. Employment Forecasts by Industry Group, San Miguel Trade Area 

Industry 

 

2012 2015 2020 2025 2030 2035 

Natural Resources, Mining, & Construction 73 74 77 77 77 78 

Manufacturing 

 

337 348 369 380 394 407 

Wholesale Trade 

 

43 45 49 52 55 58 

Retail Trade 

 

56 58 62 64 66 69 

Transportation & Utilities 

 

8 8 9 9 10 10 

Information 

 

4 4 4 4 4 4 

Financial Activities 

 

5 5 5 5 5 5 

Professional & Business Services 

 

26 27 30 32 34 36 

Educational & Health Services 

 

84 88 96 102 110 117 

Leisure & Hospitality 

 

56 58 62 65 68 70 

Other Services 

 

13 14 15 15 16 16 

Government 

 

35 36 37 38 39 40 

     Total Nonfarm 

 

741 765 815 842 876 911 

Source:  The Natelson Dale Group, Inc. (TNDG) based on estimates and forecasts prepared by IMPLAN and ESRI and CEDD.
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E.5. Office and Industrial Employment by Industry 

E.5.1. Distribution of Office and Industrial Employment by Industry 

The next step in the analysis identifies the percentage of employment attributable to office or industrial 

activities (i.e. as a type of use) by industry, shown in Table E-13. The distribution percentages were 

derived by TNDG based on long-term studies of office and industrial demand conditions, as it relates to 

employment growth, across southern California.  

Table E-13. Allocation of Office and Industrial Employment  

by Industry 

  

Percentage Distribution of Employees in Space Types by Industry: 

  

Office Industrial 

  Industry Group 

 

Space Space Other (1) Total 

      Natural Resources & Mining 

 

0.0% 25.0% 75.0% 100.0% 

Construction 

 

5.0% 25.0% 70.0% 100.0% 

Manufacturing 

 

0.0% 100.0% 0.0% 100.0% 

Wholesale Trade 

 

5.0% 95.0% 0.0% 100.0% 

Retail Trade 

 

0.0% 5.0% 95.0% 100.0% 

Transportation & Utilities 

 

0.0% 50.0% 50.0% 100.0% 

Information 

 

75.0% 25.0% 0.0% 100.0% 

Financial Activities 

 

90.0% 0.0% 10.0% 100.0% 

Professional & Business Services 

 

25.0% 25.0% 50.0% 100.0% 

Educational & Health Services 

 

50.0% 0.0% 50.0% 100.0% 

Leisure & Hospitality 

 

5.0% 0.0% 95.0% 100.0% 

Other Services 

 

5.0% 50.0% 45.0% 100.0% 

Government (2) 

 

0.0% 0.0% 100.0% 100.0% 

ヱ. さOtheヴざ Iategoヴ┞ iﾐIludes foヴ e┝aﾏple ヴetail spaIe, hotels, go┗eヴﾐﾏeﾐt Huildiﾐgs, aﾐd employment that occurs 

outdoors and in other non-specific locations. 

2. The assumption applied within this allocation process is that only government uses in privately owned buildings 

would be included in the Office Space category. 

Source:  The Natelson Dale Group, Inc. 

E.5.2. Projected Employment by Land Use Category 

The projected office and industrial employment figures are a product of the data in Table E-12 

(preceding) and Table E-13 (above), and the projections are shown below in Table E-14. The data reveal 

that office employment is expected to increase from 98 in 2012 to 127 by 2035, an increase of nearly 30 

percent. Industrial is projected to increase from 242 in 2012 to 297 in 2035, representing a 23 percent 

increase. Both office and industrial employment are expected to increase at greater rate than Other 

employment, representing all other nonfarm industries, which is anticipated to rise from 402 in 2012 to 

486 by 2035 (21%).  
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Table E-15 highlights the incremental change in Office, Industrial and Other employment by time 

interval. The largest absolute increases for each of employment categories occur between 2015 and 

2020.  

Table E-14. Projected Employment by Land Use Category,  

San Miguel Trade Area 

 

Employment by Year: 

Land Use Category 2012 2015 2020 2025 2030 2035 

       Office  98 102 110 115 121 127 

Industrial 242 249 266 275 286 297 

Other 402 414 439 453 470 486 

Total Nonfarm Employment 741 765 815 842 876 911 

Source:  The Natelson Dale Group, Inc. 

Table E-15. Projected Change in Office and Industrial Employment by Time Period, San 

Miguel Trade Area 

 

Change in Employment by Time Period: 

Land Use Category 

2012-

2015 

2015-

2020 

2020-

2025 

2025-

2030 

2030-

2035 

      Office  4 8 5 6 6 

Industrial 8 16 9 11 11 

Other 12 25 13 17 17 

Total Nonfarm Employment 24 50 27 34 34 

Source:  The Natelson Dale Group, Inc. 

E.5.3. Projected Demand for New Office/Industrial Space 

Based on the projected Office and Industrial employment figures in Table E-15 (above), the final portion 

of the analysis translates the employment estimates into supportable square footages for each use type. 

Table E-16 shows the square-feet-per-employee factors that were used in the conversion process.   

Table E-16. Square Footage per Employee by Land Use Type 

Use Type 

Square Feet 

per 

Employee 

Office 225 

Industrial 500 

Source:  The Natelson Dale Group, Inc. 
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Based on these factors, Table E-17 displays the estimated demand for new Office and Industrial space 

through 2035. New supportable office space is expected to increase by a total of 6,953 square feet 

during the projection period, representing an annual average increase of 366 square feet. The largest 

increase (1,872 square feet) occurs between 2015 and 2020. Demand for new industrial is projected to 

increase by 29,300 square feet between 2012 and 2035, resulting in an annual average increase of 1,542 

square feet. As was the case with office demand, the largest increase in new supportable industrial 

space (8,538) occurs between 2015 and 2020.  
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Table E-17. Projected Demand for New Office and Industrial Space 

  

Demand in Square Feet (SF) 

Office Demand 

 

2012-2015 2015-2020 2020-2025 2025-2030 2030-2035 Total 
Average 

Per Year 

Demand for New Space    879 1,783 1,150 1,386 1,425 6,622 349 

Construction Demand @ (1) 105% 922 1,872 1,207 1,455 1,496 6,953 366 

  

       

  

   Net Demand for New Office Space 

 

922 1,872 1,207 1,455 1,496 6,953 366 

         Industrial Demand 

        Demand for New Space    3,940 8,132 4,535 5,634 5,664 27,905 1,469 

Construction Demand @ (1) 105% 4,137 8,538 4,761 5,916 5,948 29,300 1,542 

  

       

  

   Net Demand for New Industrial Space 

 

4,137 8,538 4,761 5,916 5,948 29,300 1,542 

(1) Note that construction demand at 105% allows for a 95% stabilized occupancy rate.  

Source: The Natelson Dale Group, Inc. 
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F. Wine Industry Overview/Feasibility 

F.1. Overview of Wine Industry Trends 

Wiﾐeﾏakeヴ aﾐd oeﾐophile alike agヴee, さQualit┞ ┘iﾐes Hegiﾐ iﾐ the ┗iﾐe┞aヴd.ざ The FヴeﾐIh Iall it terroir, 

the unique combination of soil, climate, and the other attributes of place that create the environment 

allowing vitis vinifera, or wine grapes, to grow well. The determination of which places truly are capable 

of producing fine wine is made by a reverse analysis of the results. That is, once great wine has been 

recognized by wine connoisseurs, then the wine press, and, hence, the wine trade, and once that wine is 

recognized as a consistently high quality product, then, and only then, is the area where that wine is 

produced recognized as possessing great terroir. The proof is not in soil analysis (although that may help 

a vintner locate a promising location); the proof is in the taste of the wine as measured by the 

marketplace. Consistent high quality wine attracts buyers. A sufficient number of buyers drives prices 

up. When prices rise and are sustained over time, the area becomes known as the source of high quality 

wine. There are no short cuts. That is the way wine reputation is built. Of special interest in the wine 

┘oヴld: ┘heﾐ that ケualit┞ is ﾏaiﾐtaiﾐed, the ヴeputatioﾐ Iaﾐ He sustaiﾐed iﾐdefiﾐitel┞. Aﾐd, of Iouヴse, itげs 
aﾐ iﾐdustヴ┞ that Iaﾐげt He outsourced. 

 

Of the major wine growing regions of France, Spain, Italy, Germany, all have become major tourist 

destinations. Wine enthusiasts like to see where their favorite wines are grown and made. As a result, 

Bordeaux, Burgundy, Alsace, Champagne, the Rhône, Rioja, Tuscany, the Piedmont, the Rhine, the 

Mosel, and the others have become tourist meccas, attracting high-value travelers every year. Over 

time, the wines of the Napa Valley have achieved that status. It was recently widely reported (and 

heavily touted by Napa) that the Napa Valley now attracts more visitors and generates more tourist 

dollars each year than Disneyland. And now, the wines of the Paso Robles AVA (American Viticultural 

Area, an area defined by the federal government as having a distinctive character) have joined that elite 

status. As a result, the terroir of Paso Robles is now recognized as being something special, indeed, and 

it is attracting interest from all over the world and a growing stream of visitors to the area. 

 
Paso Robles Wine History 

 
Wine grapes have been grown in what is now San Luis Obispo County since the Spanish arrived in 1790 

and planted grapes at Mission San Miguel in 1797. Commercial production began on a small scale later 

in the 19th century and slowly grew throughout the 20th century after Prohibition. In the 1960s the wine 

industry began to take shape with Cabernet Sauvignon, Pinot Noir, and Chardonnay leading the way. 
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Gary Eberle planted Syrah in the area in the 1970s, commercially introducing the Rhône grape into 

California for the first time. In 1983 the Paso Robles AVA was established with 18 wineries. (The AVA 

was expanded in 1997 and 2009 and now comprises 614,000 acres. A little over 26,000 acres are 

currently planted.) Attention grew in the 1980s because of the quality of the fruit being produced. Major 

growers like J. Lohr in 1988 and the Perrin family, owners of the famous Chateau de Beaucastel in the 

Rhône River region in France, who purchased land in 1989 to plant the Tablas Creek Vineyard, brought 

further attention to the county. This led to explosive growth in the Rhône varietals, a growth that 

continues to this day. Fine Cabernet Sauvignon and other Bordeaux varietals continued to be produced 

and in 2000, the Justin Vine┞aヴds & Wiﾐeヴ┞ けIsosIeles,げ a Boヴdeau┝ Hleﾐd, ┘as seleIted as oﾐe of the top 
10 wines in the world by Wine Spectator, the number one consumer wine publication. In 2006, Robert 

Parker, the foremost wine critic in the world, stated in Business Week, that within a decade, many of the 

top Central Coast vineyards aﾐd ┘iﾐeヴies さ┘ill He as well-kﾐo┘ﾐ as the Napa aﾐd “oﾐoﾏa Valle┞s.ざ That 
pushed growth to a high level. 

F.2. The Role of the Wine Industry within the Region 

As reported in the 2007 wine industry impact study for the San Luis Obispo County Economic Vitality 

Corporation, in 2000 there were 35 wineries in the Paso Robles AVA and 51 in the County. By 2007, 

those numbers increased to 181 and 217, respectively, which is a significant level of growth by any 

standard. Clearly small wineries have proliferated. The economic impact had risen to $1.785 billion 

annually, making wine grapes, at present, the Iouﾐt┞げs seIoﾐd-leading cash crop (after strawberries).  

 

The wine industry impact study also reported that 58% of the grapes grown within Paso Robles were 

sold outside the area, down from 85% a few years earlier. This demonstrates that a growing amount of 

the locally produced fruit was being incorporated into Paso Robles labeled product, although still leaving 

substantial room for continued growth within the AVA, even if no more fruit was produced. And, in fact, 

the ケuestioﾐ ┘as ヴaised iﾐ the stud┞ as to さ┘hetheヴ Paso ‘oHles Iaﾐ stiﾏulate suffiIieﾐt gヴo┘th iﾐ 
demand for wine with its AVA to attract sufficient new brands, as well as the growth in existing brands, 

to absorb a substantial share of these grapes.ざ Presently, new planting continues at a strong pace and 

the continued growth demonstrates that the expansion continues and has not abated.  

 

 According to current figures, J. Lohr, the 16th largest winery in the world, has expanded its holdings to 

roughly 13,000 acres in the appellation (the AVA) with 2,000 currently in production. Gallo, the largest 

winemaker in the world, recently bought the 300,000 square foot Courtside Cellars winery in San Miguel 

along with 34 acres of property with the intent of producing 2 million cases of its products at the facility. 

Gallo owns 16,000 acres throughout California and bought 62 acres south of Paso Robles last year, 

adding to the 500 acres alヴead┞ uﾐdeヴ Galloげs o┘ﾐeヴship loIated east of Paso Robles. Galloげs 
commitment confirms a major position in the Paso Robles AVA.  

 

Part of what makes these developments so interesting is the resiliency displayed by the wine industry 

and its continued growth during one of the most challenging economic times of the past century. So, as 
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the industry continues to move forward and plays an important role in the regional economy, it is 

important to evaluate where to go from here and identify methods to Iapitalize oﾐ the iﾐdustヴ┞げs 
momentum.   

 

The momentum has continued to build over the years as the wine press continued to tout the Central 

Coast. Subsequent to the 2007 study, as an example, Robert Parker focused on the area in The Wine 

Advocate in June ヲヰヰΒ. He said, さThe Ceﾐtヴal Coast Ioﾐtiﾐues to He aﾐ eﾐoヴﾏous ┘oヴk iﾐ pヴogヴess ┘ith 
ﾏaﾐ┞ ﾐe┘ ┗iﾐe┞aヴds as ┘ell as soﾏe eﾏeヴgiﾐg supeヴstaヴs.ざ He added, さTheヴe is ﾐo ケuestioﾐ that soﾏe 
fabulous terroirs exist in this area from such older, more established ヴegioﾐs as Paso ‘oHles . . . ざ He 
singled out Paso Robles producers Linne Calodo and Tablas Creek for special mention and concluded the 

aヴtiIle H┞ Ialliﾐg the aヴea, さoﾐe of the ﾏost e┝Iitiﾐg ┘iﾐe ヴegioﾐs iﾐ the Uﾐited “tates, if ﾐot the ┘oヴld.ざ 
In March, ヲヰヱヱ, Wiﾐe “peItatoヴげs fヴoﾐt Io┗eヴ stoヴ┞ tヴuﾏpeted, さCalifoヴﾐia ‘hôﾐes ‘idiﾐg High: Paso 
‘oHles “ets the PaIe ┘ith Big ‘ed Bleﾐds.ざ This kiﾐd of aIIlaiﾏ Ioﾐtiﾐues to Hヴiﾐg ﾐe┘ eﾐeヴg┞ to the 
region and continually attracts new vineyard and winery operators to the Paso Robles AVA.  

 

To better understand how all of this activity affects San Miguel, it is important to understand San 

Miguelげs histoヴ┞. “aﾐ Miguelげs histoヴ┞ dates HaIk to the fouﾐdiﾐg of the Missioﾐ “aﾐ Miguel iﾐ ヱΑΓΑ. The 
Mission remains a major attraction, bringing a steady stream of visitors. Nearby Camp Roberts became a 

major training facility during World War II and, as a result, San Miguel boomed. After the war and 

reduced levels of training at Camp Roberts, and after the highway was routed around town, economic 

activity in the community also waned. Agriculture became the major industry and wine grapes became 

the main crop.   

F.3. The Role of San Miguel 

San Miguel, an unincorporated community with a long history, seems poised to be the next major wine 

growth area in the county and in the Paso Robles appellation. Much of the earlier growth in the 

appellation was to the west of the highway, west of Paso Robles, where many of the early tasting rooms 

and visitor centers were located. Many of those wineries had accessed grapes from the east side of the 

highway all along, but the tourism focus to the east was slower to develop. Now, according to many of 

the individual growers who were interviewed, the Paso Robles Wine Alliance, and the Farm Bureau, it 

seems clear that the next big growth corridor is to the north and east of Paso Robles, centered around 

San Miguel. 

F.4. San Miguel’s Possible Future 

Now San Miguel seems on the cusp of a new chance. As the northernmost community in San Luis Obispo 

County and the Paso Robles AVA, it is centrally located in the expansive Central Coast wine region that 

runs from Monterey to Santa Barbara. Local wine grape growers have persevered and find their area 

growing in interest. Gallo has bought the huge Courtside Cellars operation on the north side of town. 
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The local growers have created the Pleasant Valley Wine Trail to attract visitors. Approximately a 

quarter of the Paso Robles AVA lies in the northern part of the county surrounding San Miguel, and it is 

the least developed section of the AVA and, therefore, the one offering the most opportunity for 

growth. The nearby viticulture programs at Cal Poly San Luis Obispo, Hancock College, and Cuesta 

College are preparing a labor force and assisting in orienting new growers to the value of growing low-

water-use crops like wine grapes. 

 

Visitors to the Mission constitute a ready-made tourism target market. To capitalize on this opportunity, 

San Miguel needs to provide the needed and desired goods and services. With the enormous number of 

wine enthusiasts that visit the area, the opportunity is magnified. The town is somewhat landlocked 

between the highway and the railroad tracks that run through town parallel to the highway. A new 

lighted side┘alk has Heeﾐ iﾐstalled oﾐ the ┘est side of Missioﾐ “tヴeet, the to┘ﾐげs ﾏaiﾐ thoヴoughfaヴe, 
making it a much more attractive walkway. An area that had been owned by the railroad and therefore 

blocked from development on the east side of the street has recently been opened up.  

 

The to┘ﾐげs iﾐfヴastヴuItuヴe, paヴtiIulaヴl┞ the ┘ateヴ aﾐd se┘eヴ s┞steﾏ aヴe iﾐ seヴious ﾐeed of upgヴade. Afteヴ 
discussions with Frank Mecham, the County Supervisor for District One, which includes San Miguel, and 

Rene Salas, with the San Miguel Community Services District (which is responsible for water and sewer 

service to the town), it seems clear that these upgrades could be funded many ways including on a cost-

effective incremental basis, making it possible to implement those improvements as developers can be 

found to establish new individual commercial properties in town along  Mission Street. It will also 

require cooperation from the county to encourage the development of the area, something that has not 

al┘a┞s Heeﾐ ヴeadil┞ a┗ailaHle aIIoヴdiﾐg to soﾏe of the Husiﾐess people iﾐ the aヴea ┘ith ┘hoﾏ ┘eげ┗e 
spoken.  

 

In speaking with individual winemakers, the Paso Robles Wine Alliance, the Independent Grape Growers 

of the Paso Robles Area, Supervisor Frank Mecham, and the San Luis Obispo County Farm Bureau, all 

seemed to agree that creating a small number of wine tasting rooms in San Miguel, thus creating a 

cluster of activity in town, would lessen the pressure on the farm roads and other resources in the rural 

parts of the county to some degree and begin to create business based around a critical mass for 

continued development in San Miguel, attracting other businesses. As few as two or three such tasting 

rooms could be sufficient to change the development dynamics of the entire community. This could, in 

other words, help make San Miguel a destination, not just a stop along the road.  

 

The San Miguel Chamber of Commerce has just obtained their charter and IRS 501(c) 6 Not For Profit 

Determination Letter. They are ready to go to work promoting the business community. The town has a 

new fire station, which has ヴaised the IoﾐfideﾐIe of the Iitizeﾐヴ┞ iﾐ the to┘ﾐげs futuヴe aﾐd the Iouﾐt┞げs 
commitment to the town. An increased law enforcement presence has also strengthened the business 

Ioﾏﾏuﾐit┞げs Helief iﾐ the Ioﾏﾏuﾐit┞げs ┗iaHilit┞. Iﾐ additioﾐ, Camp Roberts will soon be announcing a 

new expansion program. The Camp Commander has said that they will not be building additional on-

post housing for permanent staff and training crews, nor do they plan to build a commissary on site, 
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Oﾐ “epteﾏHeヴ ヱン, ヲヰヱヲ, Cottoﾐ┘ood ┘as a┘aヴded the ヲヰヱヲ Aヴizoﾐa Go┗eヴﾐoヴげs EIoﾐoﾏiI 
Development Conference Excellence Award in the category of Innovative Economic Development. It can 

happen that fast. 

  

Strategic direction derived from this chapter includes the following: 

 In order to effectively promote the revitalization of the Mission Street corridor, investments are 

ヴeケuiヴed iﾐ the To┘ﾐげs ┘ateヴ aﾐd se┘eヴ iﾐfヴastヴuItuヴe. Follo┘iﾐg disIussioﾐs ┘ith To┘ﾐ 
officials, these upgrades can be implemented in a cost effective incremental basis, and could 

encourage new development along the Corridor.  

 Increased cooperation from the County, in support of development, is required and is an 

integral component in promoting/encouraging development within San Miguel. 

 The wine industry momentum can be leveraged by creating a small number of wine tasting 

rooms in San Miguel, creating a cluster of activity in the Town, to attract new complementary 

development to the San Miguel area.  

 Land use planning and zoning should recognize the implications of new wineries that could be 

seeking to develop in the area. If these attempt to locate around the community, the supply of 

appropriately designated land could decrease at a faster rate than anticipated. 

 

 

G. Comprehensive Strategic Framework  

G.1. Relationship to Existing Economic Development Efforts 

The goals and summarized policies in the first column of Table G-1 below are taken from the Economic 

Element, County of San Luis Obispo General Plan. The second and third columns, respectively, 

summarize: a) San Miguel's need for the policy, or in other words how the policy applies to particular 

ﾐeeds foヴ “aﾐ Miguelげs de┗elopﾏeﾐt, aﾐd Hぶ “aﾐ Miguelげs potential to fulfill the objective implied by the 

policy, or how assets or other conditions in San Miguel can contribute to progress and ultimate success 

of that policy.
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Table G-1. Relationship to Economic Element Goals, Policies 

Goals 

     Summarized Policies San Miguel's need for the policy 

“aﾐ Miguel’s potential to fulfill 

the objective implied by the 

policy 

GOAL EE 1: PROMOTE A STRONG AND VIABLE LOCAL ECONOMY BY PURSUING POLICIES THAT BALANCE ECONOMIC, ENVIRONMENTAL, AND 

SOCIAL NEEDS OF THE COUNTY 

Policy EE 1.1:  Encourage economic activities that promote 

sustainable economic vitality. 

Additional economic activity can provide 

goods, services and jobs locally helping reduce 

VMT and creating a healthy community, add 

more interest in the community, and serve as 

anchor for other improvements, including 

public facilities 

Expanding  grape, wine 

production, and leveraging 

historical and other assets, with 

revitalization efforts, to enhance 

desirability for businesses 

Policy EE 1.5:  Recognize and protect property rights. 

Balance new/re-development with historic 

considerations and desired way of life 

Preserve freedom to do 

economic development 

balanced with sound local 

review of development projects 

GOAL EE 2: RETAIN AND ENHANCE A DIVERSE ECONOMY 

Policy EE 2.3:  Continue to develop a diverse, countywide 

tourist industry that relates to the historical, cultural, 

recreational, agricultural (working landscapes) and natural 

attractions of the County. 

Tourism is critical to augmenting “aﾐ Miguelげs 
built environment and attracting new business 

demand 

Historic base, and proximity to 

US 101, recreation areas, and 

wineries 

GOAL EE 3: PROVIDE FOR STRATEGICALLY-LOCATED OPPORTUNITIES FOR ECONOMIC DEVELOPMENT 

Policy EE 3.2:  Foster development that is compact and in 

reasonable proximity to necessary infrastructure and 

existing development. 

Redevelopment is critical to preserving historic 

properties. Development in San Miguel should 

be encouraged because it is an established 

town but the existing infrastructure is 

inadequate 

The PFFP will identify 

infrastructure needs and funding 

mechanisms, which are critical 

foヴ “aﾐ Miguelげs gヴo┘th 

Policy EE 3.3:  Work closely with cities and community 

services districts to provide continuity of land use planning 

and to achieve a balance between economic and housing 

growth and services. Key issue in San Miguel 

A key goal of the Community 

Plan 
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Goals 

     Summarized Policies San Miguel's need for the policy 

“aﾐ Miguel’s potential to fulfill 

the objective implied by the 

policy 

Policy EE 3.4:  Encourage economic development that will 

provide employment opportunities. 

Need expanded opportunities to live and work 

in town 

The strategies outlined in this 

report, when incorporated into 

Community Plan, are designed 

to fulfill this need  

Policy: EE 3.5:  Collaborate with public and private entities to 

expand local access to reliable, high bandwidth connections 

to global data networks. Part of diversification potential Existing fiber optic line 

Policy EE 3.7:  Encourage increased access to locally grown, 

produced or provided goods and services. Part of expanding local business base 

Population growth, vacant 

space, and commercial re-

purposing 

Policy EE 3.8:  When preparing a comprehensive update of a 

community land use plan, the County should prepare 

information describing needed public improvements, their 

probable costs, when they will be needed, and methods for 

funding or financing them (e.g., Public Facilities Financing 

Plans). 

Critical issue where economies of scale & 

future growth prospects are limited 

The PFFP will address this. Some 

background analysis and 

planning exist  

GOAL EE 4: PROVIDE SUPPORT FOR ECONOMIC DEVELOPMENT IN SAN LUIS OBISPO COUNTY 

Policy EE 4.3:  Encourage provision of an adequate supply 

appropriately-skilled labor for economic development by 

supporting a full range of educational opportunities, 

including vocational, technical, and professional education. 

Part of formula for improving jobs/housing 

employment opportunities in San Miguel 

High workforce participation 

rate 

Policy EE 4.4:  Encourage infrastructure investment through 

a comprehensive capital improvement program guided by 

the Clusters of Opportunity Economic Strategy and the 

County General Plan in coordination with incorporated cities 

and other entities. 

County-wide planning & investment can 

improve local cost-effectiveness The PFFP will address this 
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Goals 

     Summarized Policies San Miguel's need for the policy 

“aﾐ Miguel’s potential to fulfill 

the objective implied by the 

policy 

Policy EE 4.5:  Provide housing opportunities for worker 

households of all income groups. 

An equitable mix in San Miguel needs to 

include a range of housing types in all income 

ranges, including workforce housing and 

higher-end housing. No one community should 

supply more than its share. Countywide efforts 

needed to avoid San Miguel becoming default 

location of low-cost housing 

Have some diversification of 

housing types, and plans to 

continue. The proposed land use 

plan will accommodate a variety 

of housing types from multi-

family and small-lot single family 

to suburban lots 

Policy EE 4.7:  Support programs that will facilitate progress 

toward economic development goals and monitor such 

pヴogヴaﾏsげ suIIess. 
Incentives likely to be an integral component 

of progress 

Include monitoring within the 

economic development 

programs 

Policy EE 4.9:  Support and maintain existing energy 

programs. Part of diversification 

Wineries tend to be compatible 

with alternative energy systems 
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Table G-2 lists the five SLO County Clusters of Opportunity, which are the adopted target clusters for 

economic development in the County, accompanied by a discussion of how these targets and San 

Miguel could interrelate. 

Table G-2. SLO County Clusters of Opportunity, and Suitability for San Miguel 

SLO County Clusters of 

Opportunity (1) 
“uﾏﾏaヴy of “aﾐ Miguel’s Coﾏpatibility 

General notes for all of 

the following clusters  

San Miguel is close enough to Paso Robles so that regional-serving businesses in 

these opportunity clusters (which would be most businesses) need not feel as 

isolated from their usual complement of support businesses, labor pool, housing 

choices, etc. – that is, the さuヴHaﾐ suppoヴt Haseざ – as they would if San Miguel were 

ﾏoヴe ヴeﾏote. Ho┘e┗eヴ, aﾏoﾐg the Ilusteヴs, the さuヴHaﾐ suppoヴt Haseざ is, geﾐeヴall┞ 
speaking and in order of most to least importance, an integral component of business 

operations in Health Services, Knowledge and Innovation Services, Specialized 

Manufacturing, and Building Design and Construction. 

Building Design and 

Construction 

These businesses will tend to cluster, physically, in the largest urban centers to which 

the territorial range of the bulk of their services applies. Consequently, SLO County, in 

general, will generally have smaller firms of this type. At the lower end of that size 

scale, firms could be attracted to San Miguel if the historic business district was 

sufficiently attractive to provide the kind of unique setting that would allow firms in 

this Ilusteヴ to set theﾏsel┗es apaヴt H┞ ideﾐtif┞iﾐg ┘ith the さHヴaﾐdざ of a historic area, 

representing respect for the past, conservation and preservation of resources, 

pedestrian-oriented urban scales, and the like.  

Captuヴiﾐg suIh Husiﾐesses Iould Heﾐefit the Husiﾐess distヴiItげs iﾏage as ┘ell as 
viability, but will not necessarily add much to the job base of the community. It is also 

the case that this particular type of brand association can also potentially be realized 

elsewhere in SLO County. 

Health Services This cluster is well established elsewhere in the County, and tends to involve 

geographic clustering, especially as medical care has become more specialized, which 

requires more collaboration (while treatments have become more specialized, 

human beings remain biologically diverse). A scenario in which this type of activity 

takes root firmly in San Miguel seems unlikely, with the very realistic exception of 

specialized care facilities in which relative isolation is actually desirable: behavioral 

treatment centers and the like. 

Knowledge and Innovation 

Services 

Prospects for San Miguel are similar to the Building Design and Construction cluster, 

e┝Iept that theヴe is less ヴeasoﾐ e┝peIt さHヴaﾐd ヴelatioﾐshipsざ as a ﾏoti┗atoヴ foヴ 
locating in San Miguel. Certain back-office functions, such as a small-scale data-

processing center for example, might be viable prospects; however, such activities 

might come with wage levels too low to warrant their pursuit. 

Specialized Manufacturing If San Miguel could secure industrial sites with sufficient flexibility in size and 

infrastructure support, the community could be marketed, as part of a countywide 

bundle of support functions such as incentives, public-school technical and other job 

training, etc., for at least some of the kinds of uses envisioned in defining this cluster, 

such as: basic & agricultural chemical manufacturing, electrical equipment 

manufacturing, medical equipment & supply manufacturing, agricultural & 

construction machinery manufacturing, plastics & rubber manufacturing, motor 

vehicle & parts manufacturing, and metalwork manufacturing. 
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SLO County Clusters of 

Opportunity (1) 
“uﾏﾏaヴy of “aﾐ Miguel’s Coﾏpatibility 

さUﾐiケuely “LO Couﾐtyざ (a 
combination of 

agriculture, wine, 

recreation, 

accommodation, 

restaurants, and other 

specialty products and 

experiences) 

This Ilusteヴ is Ileaヴl┞ the oﾐe to ┘hiIh “aﾐ Miguelげs assets ﾏost Ilosel┞ aligﾐ. 
San Miguel, by addressing existing infrastructure issues and improving coordination 

with the County with respect to promoting/encouraging development, has the 

potential to capitalize on the growing momentum of the wine industry. For example, 

by providing tasting rooms, which begin to establish San Miguel as a destination, San 

Miguel can foster an environment that will attract complementary new development 

(i.e., accommodation, restaurants, recreation, etc.) 

1. San Luis Obispo County, Clusters of Opportunity Economic Strategy. Economic Vitality Corporation of San Luis 

Obispo County. Collaborative Economics, November 2010. 

G.2. Land supply and demand 

Along Mission Street, there are several vacant parcels designated for Commercial Retail use, and a 

number of parcels that could in theory convert from residential to commercial use, on the west side of 

the street. Some currently vacant buildings could be adapted to accommodate new commercial activity, 

although perhaps as much as 1/3rd of the existing buildings in this area are deteriorated to the point of 

requiring substantial rehabilitation to be functional.6 The east side of the street is mostly vacant land, 

and is now more accessible with a change in ownership. Taking all these factors into consideration, 

there is potentially, technically, enough vacant land to accommodate 2035 projected new demand for 

retail/service development along Mission Street (approximately 10 acres). As a practical matter, 

however, if retail/service development in San Miguel is to realize its full potential, a greater flexibility in 

available sites – sizes, locations, access to parking, etc. – will be not only desirable but also necessary. It 

will also be important for supply to exceed demand by a substantial proportion (30 percent or more) to 

avoid speculation in a scarce commodity. 

 

Chapter 7 of the Draft San Miguel Community Plan Update indicates (Figure 7-2, page 6) proposed areas 

of additional Commercial Services land use designation. The portion of this along Mission Street would 

add the type of property to the supply of commercial land that is needed. By our estimates, this is 

approximately 35 acres of undeveloped land, mostly on the east side of Mission). This land area is close 

enough to the existing downtown that it can complement downtown commercial activity. Much of the 

land on the west side of Mission is occupied by the winery. While this is a desirable and compatible use, 

another project of its size, or 2 or more smaller wineries, could easily make use of the designated 

acreage.  

 

                                                            
6 Community Planning Laboratory of the City and Regional Planning Department, California Polytechnic 

State University, San Luis Obispo. San Miguel Existing Conditions and Future Prospects, A Community 

Study. December 2003. 
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At the same time, agricultural land is limited around San Miguel, and becomes even more scarce as one 

travels northward. Preservation of agriculture in this area, which probably includes its continued 

transition to higher-value agricultural uses, will be an ongoing challenge. 

 

The Plan also states the goal of providing additional commercial land on the west side of the 101, and 

ヴeseヴ┗iﾐg that foヴ ヴegioﾐal IoﾏﾏeヴIial aIti┗it┞. A ﾏap of laﾐd use Iategoヴies iﾐ the ﾏap さ“aﾐ Miguel 
UヴHaﾐ ‘eseヴ┗e Liﾐe Laﾐd Use Categoヴiesざ iﾐdiIates laﾐd designated for Commercial Retail 

(approximately 19 acres by our estimates) on the west side of the 101 at the southern end of the 

community. The same map also shows 2-3 vacant acres of commercially designated land on the east 

side of the 101 near the 10th Street off-ramp, which is also suitable for regional/highway commercial. 

Having at least this much land available for regional/highway-serving uses is important for purposes of 

providing additional flexibility for such uses, while helping preserve the existing retail/service core of the 

community. The presence of Camp Roberts to the north of San Miguel and the Salinas River to the south 

makes 101-frontage land relati9vely scarce in the vicinity of San Miguel, even if access from 101 was 

available. 

 

The County could also consider undertaking a special study of alternatives to expanding the supply and 

variety of commercial land in the commercial heart of San Miguel, in concert with other strategies 

intended to encourage such development, such as special incentives, programs to expand the number of 

housing units in the community, and the like. This could include direct input from retailers and service 

providers, who would be pre-screened according to community preferences for types of businesses. 

 

Projected demand for Office and Industrial space over the projection period (to 2035) is modest, 

approximately 7,000 and 29,000 square feet, respectively, which could be accommodated in less than 4 

acres. These estimates should be considered a conservative minimum. That is, they represent a 

continuation of existing trends of development in San Miguel, with the community getting a very limited 

share of new employment growth within the region. If target industry marketing efforts are successful, 

these projections could increase substantially (e.g. by a factor of 3 to 5). In any case, the land on the east 

side of the River designated for Commercial Services in Chapter 7 (Figure 7-2) of the Draft San Miguel 

Community Plan Update could be suitable for office and industrial uses, along with currently designated 

industrial land along the railroad tracks (for industrial uses) and designated commercial land without 

frontage on Mission or the 101 (Urban Reserve Line Land Use Categories). 

G.3. Summary of Topics from the SWOC Analysis not Specifically 

Addressed in the Strategy Framework 

The subject matter derived from this list of topics has been incorporated as appropriate into the 

Strategy Framework, and this supplemental material below is shown for reference only. 
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G.3.1. Fiber Optics 

 To the extent development remains constrained in the rail corridor, the less incentive there will be 

to operationalize the existing fiber optic cable in the same area. 

 While over 90% of all citizens and businesses in SLO County have the ability to access broadband 

services, expansion of service (both geographically and in terms of speed) by private providers is 

slow, apparently based on overall feasibility, [memo from SLO County General Services]. To the 

extent this is true and persists, San Miguel would have to be considered a marginal area for 

expanded penetration, based solely on density of commercial / industrial development.  

 A proactive approach to expanding/upgrading broadband service, which would likely involve a 

public-pヴi┗ate paヴtﾐeヴship, Iould seﾐd a stヴoﾐg ﾏessage aHout “LO Couﾐt┞げs Ioﾏﾏitment to 

economic development. The extent to which this could spill over to San Miguel is questionable, 

otheヴ thaﾐ the possiHilit┞ foヴ さtヴiIkle do┘ﾐざ effeIts, if otheヴ paヴts of the Couﾐt┞ e┝peヴieﾐIe stヴoﾐg 
growth in broadband business users. 

 Public-private partnerships can be used to expedite the spread and upgrade of broadband. Some of 

these efforts can be as simple as notifying broadband suppliers of plans to dig a trench for some 

other utility, at which point they could opt to participate in the trench, at a lower cost than a 

dedicated trench for their line. 

G.3.2. Viticulture 

 Promoting this target cluster supports expansion of, besides high-value agriculture, both the food 

manufacturing industry and tourism, and the employment growth and potential facility 

development that goes along with such expansion. 

 Other opportunities with direct linkages to wine production exist in ancillary support businesses, 

including barrel making, vineyard and winery supply industries, bottling, warehousing and shipping 

support companies and other agricultural (and other crops) related businesses 

 Wine production is a sustainable industry that will provide a long-term return on investment. Vitis 

vinifera (the grapes that produce fine wine) are very low water use plants, when compared to other 

crops (e.g. alfalfa), that, once established, will continue (with minimum expense) to produce for a 

minimum of 35 years. Many remain in production for over 100 years. 

 ‘egioﾐげs foIus oﾐ ┘iﾐe ﾏakes it ┗ulﾐeヴaHle to fate of a siﾐgle agヴiIultuヴal pヴoduIt type, although in 

this case tourism is also part of the mix. Consequently, opportunities to further diversify the 

economy should be acted upon. 

 Once a reputation for fine wine production is established in the wine world, it is maintained 

indefinitely. In addition, this is an industry that is dependent upon place – the industry and its 

associated jobs cannot be exported. 

 Wine-based tourism has become a huge economic driver elsewhere. 

 Institutions with wine-related programs should be integral to strategic plan development, for 

implementation and marketing considerations 
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 Additional growth is needed in the San Miguel region to maintain and grow market share 

 There is a large time lag from investment in planting to initial return on investment, so venture 

capital and other non-traditional forms of project financing will likely be needed to maximize 

opportunities 

G.3.3. General Tourism Support 

 Strong marketing support that properly positions San Miguel within the larger region, including the 

notion that the communit┞ is a さgate┘a┞ざ fヴoﾏ the ﾐoヴth, aﾐd the assets it shaヴes ┘ith the Couﾐt┞ 
generally) will be needed for hospitality development to reach its full potential. 

 Investment in streetscape is needed since the walkable portion of community needs shade and 

other amenities to enhance visitor appeal and resident functionality.  
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